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1 INTRODUCTION 

1.01 The South East of England Regional Assembly (hereafter the Assembly) and the South 
East England Development Agency (SEEDA) have commissioned a study to investigate 
whether current housing and planning policies are delivering the right type and size of 
quality housing in sustainable communities to meet future requirements, needs and 
aspirations.   

1.02 There have been longstanding concerns within the Assembly and SEEDA about what has 
been delivered by way of new housing development and what the region needs in the 
future.  However, less is known about the facts.  This study has reviewed relevant 
literature, assembled evidence from available data and consulted key stakeholders through 
three workshop events.  The study will inform the current updating of the South East 
Housing Strategy.  

1.03 The study addresses 5 key questions 

i. How has the size and type of new completions changed in recent years? 

ii. Why has the size and type of new completions changed in recent years? 

iii. Do the observed changes matter? 

iv. How does this pattern vary in different housing market areas within the region? 

v. If, yes, what can be done to address the issue and what should be done? 

1.04 There are likely to be many different reasons why the size and type of completions has 
changed from the pattern observed in the past.  It should be possible to establish the range 
of contributory factors, but opinion may vary in terms of how significant they are, and 
different factors may be of differing importance in different areas and particular years.  

1.05 People will also have differing opinions on whether the observed changes matter.  
However, it is possible to establish the extent to which change works against different 
policy objectives or contributes to them, though people will attach different weights to 
different objectives.   

1.06 It should be recognised that housing policy and the planning system does not have total 
control over what the market delivers.  It is helpful to think about the Control, Influence, 
Accept model (discussed in more detail in Section 6).  Planning tends to operate in the 
sphere of influence.  The assessment of what should be done, will depend to a considerable 
degree over how far any changes matter and what can be done about them.   

1.07 The rest of this report is structured as follows: 

• Section 2 presents evidence on recent completions in terms of type and size in the 
South East and compares these patterns to other regions. 

• Section 3 sets out four hypotheses to explain recent changes in the type and size of 
completions. 

• Section 4 considers the extent to which recent changes in completions matter by 
considering the wider context, including the stock of dwellings within the region. 
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• Section 5 provides case studies of 6 housing market areas in the South East to 
consider how these patterns vary across the region 

• Section 6 provides conclusions and recommendations for the Assembly and SEEDA. 
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2 THE TYPE AND SIZE OF RECENT COMPLETIONS 

2.01 This section examines the type and size of completions in recent years in the South East 
and compares this to the other southern regions (London, South West and East of England).  
It is important to separate out the questions: 

• how has the type of new dwelling completions changed? 

• how has the size of new dwelling completions changed? 

2.02 The analysis also considers: 

• How does size and type interact? 

• Whether the pattern in the South East is different to London, the South West, East of 
England, and England as a whole? 

• How have the proportions and volumes of different types and sizes of completions 
changed over the time? 

2.03 The type and size of dwelling completions has been analysed over a period of 25 years, 
since 1980. For the most recent years (2001 onwards) data is only available for NHBC 
registered dwellings.1  Prior to 2001 local authorities collected data on completions, which 
included non NHBC, registered dwellings.  NHBC registered dwellings account for around 
80% of all completions. 

2.04 However DTZ does not expect that non-registered dwellings have a different profile to 
those that are registered.  We have been able to test this by comparing data for 2001-2005 
derived from the NHBC for Milton Keynes and South Hampshire with data collected by 
the local authorities.  The analysis confirms that in these areas NHBC data is an accurate 
reflection of what has happened to the type and size of completions as a whole, and DTZ 
sees no reason why this should be different for the South East as a whole.   

2.05 The South East Regional Assembly also monitor completions within the region through 
surveys of local authorities.  However, there is no current requirement on either the 
Assembly or local authorities to record data on the type and size of completions (although 
some authorities do), so the NHBC is the only comprehensive source of data for the region 
as a whole for recent years. 

2.06 It should be noted that the data for 1980-1990 relates to the Rest of South East area 
(ROSE), which includes the current South East region plus Hertfordshire, Bedfordshire and 
Essex so the periods 1980-1990 are not directly comparable.   

2.07 It is important to distinguish between the different types of dwellings built for the open 
market compared to those built by RSLs – predominantly for social renting.  The analysis 
in this section distinguishes between what has been happening in the market sector (private 
house building) and the subsidised sector (RSL and previously Council/Development 
Corporation funded development), since fundamentally different drivers are at work, 
though these may have changed over time. 

                                                      
1 NHBC produces statistics derived from its 20,000 registered builders, who construct over 80% of 
the new homes built in the UK. As such, they represent a unique source of detailed, up-to-date 
information on new home construction and the house-building industry. 
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2.08 The market sector is essentially driven by what sells and is unconcerned about who 
occupies the property, whether it bought by an occupier or an investor or how many people 
will live in the dwelling.  Nor are private house builders generally concerned about long 
term maintenance and management issues. 

2.09 In contrast the publicly funded sector should take into account a broader range of factors in 
determining what to build.  Common sense suggests that publicly funded house building 
should be driven by the needs of those in priority housing need (those who will actually 
live in the dwelling) and in particular their requirements in terms of bedrooms.   

2.10 In practice value for money considerations have often led the public sector to provide 
housing only to meet their potential tenants immediate housing need.  It has not been 
standard practice to allocate households an extra bedroom on top of current needs to reflect 
growing families or that children get older and need separate accommodation. 

2.11 Publicly funded house building has often also sought to achieve certain other objectives in 
terms of energy efficiency, design standards, experimentation with new delivery models 
(e.g. current Modern Methods of Construction), and taken into account long term 
management costs.  At the same time focus on value for money has at times in the past led 
to false economies. 

Open Market Completions by Type 

2.12 In 2005/06 53% of completions for the open market in the South East were flats, a rise of 
over twenty percentage points since 2001/2 (see Figure 2.1).  This pattern is similar to that 
seen in 1989-90 although it appears more pronounced in recent years.  The peak of the last 
housing market cycle was in the late 1980s which corresponded with an increase in the 
proportion of flats completed (to 33%) and a decrease in the proportion of houses (to 67%).  

Figure 2.1: Type of Completions by Private Enterprise in the South East 

 
Source: DCLG. Note that since 2001, Completions data represents NHBC data only and not Local Authority 
returns.  NHBC covers around 80% of completions.  Data for 1980-1990 covers Rest of South East (ROSE), 
which includes Bedfordshire, Hertfordshire and Essex as well as the current South East region. 
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2.13 However, it is important to consider what this means in terms of the absolute numbers of 
houses and flats built given that the level of completions has fluctuated over this period and 
varies between regions (see Figure 2.2).  In absolute terms the number of houses built for 
sale on the open market has fallen significantly since 1997 to around 13,000 in 2004/5.  In 
contrast, the number of flats built for open market sale increased more than threefold in this 
period from around 3,000 in 1997 to over 10,000 in 2004/5.  This is almost double the 
number of flats that were completed in 1991/2.  Consultation with developers operating in 
the South suggests that this trend will continue at least in the short term as recent 
permissions are built out. 

Figure 2.2: Number of Open Market Flats and Houses Completed, South East 

Number and Percentage of Flats and Houses Completed, South East 
 
 Private 

Completions 
% 

flats 
Number of 

flats 
Number of houses 

1991/2 20,803 26 5,409 15,394 
1992/3 20,673 24 4,962 15,711 
1993/4 21,151 20 4,230 16,921 
1994/5 21,956 18 3,952 18,004 
1995/6 21,610 14 3,025 18,585 
1996/7 21,829 14 3,056 18,773 
1997/8 19,909 13 2,588 17,321 
1998/9 20,023 15 3,003 17,020 

1999/00 19,243 17 3,271 15,972 
2000/01 18,574 21 3,901 14,673 
2001/02 19,881 27 5,368 14,513 
2002/03 20,835 28 5,834 15,001 
2003/04 22,056 37 8,161 13,895 
2004/05 23,426 45 10,542 12,884 

Source: DCLG, NHBC, DTZ 

2.14 In London, over 80% of completions in 2004/05 were flats.  The proportion of flats 
completed has risen steeply since 1999/2000 when 60% of completions were flats.  Both 
the East of England and South West regions have experienced a similar rise in the 
proportion of flats developed as a percentage of all completions.  However, in these regions 
the vast majority of dwellings developed are still houses.  In the South West in 2004/5 30% 
of completions were flats and the increase in the proportion of flats in recent years has been 
less steep than in the South East and East of England (see Figure 2.3). 
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Figure 2.3:  Proportion of Houses and Flats Completed in the Southern Regions 

 
Source: DCLG and NHBC 

2.15 The pattern in some of the Northern regions has been somewhat less pronounced.  In the 
North East and East Midlands flats account for only around 20% of all completions.  
However, in the North West, Yorkshire and Humber and West Midlands flats accounted 
for around 40% of completions in 2004/5.  The pattern in these regions might be explained 
by the major cities in those regions (e.g. Manchester, Liverpool, York, Sheffield, Leeds 
and Birmingham) that are likely to have provided the ideal location (and land supply) for 
development of flats.   

2.16 Using NHBC data it is possible to disaggregate completions for the last 6 years to provide 
a more detailed picture of the types of dwellings being built for the open market (see 
Figure 2.4).  Around three quarters of flats completed by private enterprise are low rise (3 
storeys or less) rather than high rise blocks or 4 storeys or more.  This suggests that the 
shift to flatted development is not primarily a product of the highly visible development of 
large flatted schemes in town centres.  Rather it is a general trend to be found across the 
entirety of the South East in suburban locations and new neighbourhood developments as 
well as town centres.  

2.17 Interestingly, although the proportion of houses built by private enterprise has declined 
overall in the last 5 years the proportion of terraced houses built as a proportion of all 
houses has risen.  The proportion of detached houses has declined significantly in the last 5 
years.  It is worth remembering the complaint of many local authorities in the mid 1980s 
that the housebuilding sector wanted to build little other than detached houses – a fact not 
substantiated by the evidence; but the level of building detached houses was much higher 
in the 1980s than now. 
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Figure 2.4: Breakdown of Type of Completions By Private Enterprise, South East 

Private Enterprise 2000/01 2001/02 2002/03 2003/04 2004/05 
Detached House  55% 52% 46% 40% 39% 
Semi-Detached House 18% 20% 22% 24% 24% 
Terraced House 28% 28% 31% 35% 37% 
Houses 100% 100% 100% 100% 100% 
Flat in block of 1-3 
storeys 79% 74% 72% 76% 77% 
Flat in block of 4+ 
storeys 21% 26% 28% 24% 23% 
Flat 100% 100% 100% 100% 100% 

Source: NHBC.  Note – Maisonettes have been excluded from Flats in this analysis and Bungalows 
excluded from Houses because they account for a relatively small proportion of all completions 

RSL and Public Sector Completions by Type 

2.18 The change in the type of completions by RSLs and public sector bodies has been more 
dramatic in recent years (see Figure 2.5).  In 2004/05, almost 70% of dwellings completed 
by RSLs were flats (for all practical purposes the output of public sector bodies is now 
negligible) although in 2005/06 this upward trend appears to have stabilised.  Since 1990 
the type of completions by RSLs appears to have followed the pattern in the type 
completions by the private sector, albeit with a higher proportion of flats However the 
output of the RSL and public sector was markedly different in the years 1980 – 1990 to 
that of the private sector.  Over the period 1980-1990 roughly half of completions by the 
public sector were houses and half were flats – with a peak in the proportion of flats in 
1983 to 60%.  
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Figure 2.5:  Proportion of Houses and Flats Completed by the Public Sector, South East 

 
Source: DCLG. Note that since 2001, Completions data represents NHBC data only and not Local Authority 
returns.  NHBC covers around 80% of completions.  Data for 1980-1990 covers Rest of South East (ROSE), 
which includes Bedfordshire, Hertfordshire and Essex as well as the current South East region. 

2.19 It is important to note, however, that the number of public sector completions has varied 
over this period.  Figure 2.5 provides figures for the numbers of flats and houses completed 
by the public sector since 1991.   

Figure 2.6: Number and Percentage of Flats and Houses Completed, Public Sector 

Number and Percentage of Flats and Houses Completed, South East 
 

 RSL 
Completions 

LA 
Completions 

Total Social 
Completions

% flats Number of 
Flats 

Number of 
Houses 

1991/2       2,812          814        3,626  47                 1,704                   1,922  
1992/3       4,999          527        5,526  30                 1,658                   3,868  
1993/4       4,840          310        5,150  30                 1,545                   3,605  
1994/5       5,073          103        5,176  25                 1,294                   3,882  
1995/6       3,909            20        3,929  16                    629                   3,300  
1996/7       3,847            40        3,887  26                 1,011                   2,876  
1997/8       4,182            29        4,211  23                    969                   3,242  
1998/9       2,872            16        2,888  29                    838                   2,050  
1999/00       2,830             9        2,839  32                    908                   1,931  
2000/01       2,758            10        2,768  33                    913                   1,855  
2001/02       2,768            21        2,789  34                    948                   1,841  
2002/03       3,311            -          3,311  38                 1,258                   2,053  
2003/04       3,163            87        3,250  46                 1,495                   1,755  
2004/05       4,440            41        4,481  66                 2,957                   1,524  

Source: DCLG, NHBC, DTZ 
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2.20 Again, it is possible to disaggregate the data on public sector completions to provide more 
detail on the type of dwellings completed.  Figure 2.7 shows that flats constructed in low 
rise blocks account for the majority of flatted completion, which mirrors the pattern of 
completions in the market sector, though the proportion of higher rise flats has risen since 
2001.   

Figure 2.7:  Breakdown of Public Sector Completions By Type, South East 

Public Sector 2000/01 2001/02 2002/03 2003/04 2004/05 
Detached House  3% 3% 3% 3% 5% 
Semi-Detached House 44% 33% 36% 38% 40% 
Terraced House 52% 63% 62% 60% 54% 
House 100% 100% 100% 40% 100% 
Flat in block of 1-3 storeys 94% 91% 85% 73% 79% 
Flat in block of 4+ storeys 6% 9% 15% 27% 21% 
Flat 100% 100% 100% 100% 100% 

 

Completions by Size 

2.21 It is important to acknowledge some limitations to the data on completions by size.  Ideally 
we would measure dwelling size by floor area, but these data are not available.  The second 
best measure would be to use habitable rooms – since this would capture, for example, the 
growing trend for new houses to have studies as well as the standard two reception rooms.  
However data is only available for new completions in terms of number of bedrooms.  
Again, data is only available for NHBC registered dwellings for 2001 onwards.  Once 
again it is important to distinguish between completions by private enterprise and by the 
public sector. 

Open Market Completions by Size 

2.22 Figure 2.8 shows that the majority of dwellings completed for open market sale in 2004/05 
were 2 bedrooms or less.2 There has been a particularly sharp rise in the completion of 1 
and 2 bedroom dwellings since 2003. The increased proportion of small dwellings being 
built in recent years has risen from a low point in 1998/99 when less than 30% of 
completions for the open market were 2 bedrooms or less.   

2.23 However, whilst the proportion of small dwellings is at a high point the size of dwellings 
completed in 2004/05 is not dissimilar to that in the past.  In 1989 55% of market 
completions were 2 bedrooms or less and a higher proportion of these were 1 bedroom 
dwellings than in 2004/05.   

2.24 Given that flats are on average smaller than houses it is unsurprising that the size (in terms 
of number of bedrooms) of dwellings completed in the South East has fallen in line with 
the rise in the number and proportion of flats completed.  However much of the growth in 
building of (almost exclusively) small flats, has been at the expense of the building of 
small houses.  The decline in the proportion of larger (3 bed +) dwellings has therefore 
been less dramatic than the decline in construction of houses as a whole. (see Figures 2.9 
and 2.10).  

 

                                                      
2 Recently released data for 2005/06 confirms the continuation of this pattern 
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Figure 2.8: Size of Dwellings Completed by Private Enterprise in the South East 

Source: DCLG, NHBC & DTZ 
 
Figure 2.9: Flats Completed by Private Enterprise by Size, South East 

 
Source: DCLG 
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Figure 2.10: Percentage of Houses Completed by Private Enterprises by Size, South East 

 
Source: DCLG 

2.25 In the South East, completions of dwellings by private enterprise are currently dominated 
by two bedroom flats (36% of total private completions) as well as three and four or more 
bedroom houses, representing 27% and 21% of total private completions respectively.  
Houses with four or more bedrooms also remain a large part of completions in the South 
East (21%) despite a fall of 15% over the last four years.  The last eight years has seen a 
steady decline in completions of two bedroom houses in both London and the South East.  

2.26 This is a similar pattern to the South West and the East of England, although completions 
in the South West are skewed more towards three and four or more bedroom houses and 
slightly less to two bedroom flats.  In contrast, the vast majority (81%) of private 
completions in London consist of one and two bedroom flats. 
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Figure 2.11: Completions of Private Enterprise Homes 2004/05 
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Public Sector Completions by Size 

2.27 Figure 2.12 shows that the largest category of RSL completions in the South East are 2 
bedroom flats (41% of total RSL completions).  The pattern of social completions in 
2004/5 was similar to that of private completions except for greater provision of one-
bedroom flats in the social sector (15% of all RSL completions) and building of a slightly 
lower proportion of three (22%) and four or more (11%) bedroom houses (see Figures 2.12 
and 2.13).   

2.28 Prior to 1992/3 RSLs built a much higher proportion of 1 bedroom dwellings (between 40-
50% of all RSL completions between 1980-1991).  This has halved in the succeeding years 
and currently stands at around 20% with the proportion of 2 bedroom dwellings having 
expanded.  This may reflect a change in the characteristics of those in priority housing need 
with growing numbers of couples and small families in need of housing.  It may also 
reflect that local authorities are seeking greater flexibility from the provision of new 
affordable dwellings – 2 bedroom properties are suited to a wider range of households than 
1 bedroom properties though the marginal extra cost of providing a 2 bedroom property is 
relatively small. 

2.29 The growth in the RSL output of 2 bed dwellings in recent years may also reflect the fact 
that the market and publicly funded sectors have become much more alike, since the main 
model for procurement of land for public funded housing is through Section 106 
agreements.  Harmonisation of design standards can tend to occur (in extremis where the 
affordable housing comprises a floor within a block of flats). 

2.30 Moves towards allocation of Social Housing Grant to house builders and the growing 
delivery of market housing by RSL subsidiaries mean that increasingly the RSL and 
private housing sector can be expected to deliver much the same sort of housing (in terms 
of type).   
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Figure 2.12:  Size of Completions by the Public Sector, South East 1980-2004 

 
       Source: DCLG, NHBC & DTZ 

 
Figure 2.13: Houses Completed by RSLs by Size in the South East, 1991-2004 

 
Source: DCLG 
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Figure 2.14: Flats Completed by RSLs by Size in the South East 

 
 

Source: DCLG 
 
2.31 In the social housing sector both London and the South East have witnessed significant 

growth in completions of two bedroom flats over the period since 1991.  The proportion of 
2 bedroom flats built by RSLs in the South East has increased from 10% in 1992/1993 to 
41% in 2004/05:  in London, the proportion has more than doubled from 22.5% to 52% in 
the same period.  The last eight years in both the South East and London has seen a decline 
in the proportion of two and three bedroom houses being completed, whilst the completion 
of four or more bedroom houses has also decreased proportionally over the last five years.   

2.32 By contrast the completion of one bedroom flats has increased over the last five years in 
both the South East and London.  Completions of three bedroom flats in the same five-year 
period have been approximately halved in both London and the South East at 3.5% and 1% 
respectively in 2004/2005. 
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Figure 2.15: RSL Completions by Size, Comparing Southern Regions 
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Figure 2.16: RSL Completions by Size, London and South East 
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Conclusion 

2.33 In 2005/06 53% of completions for the open market in the South East were flats, a rise of 
over twenty percentage points since 2001/2.  This pattern is similar to that seen in 1989-90, 
the peak of the last housing market cycle, although it appears more pronounced in 2005/06.   

2.34 The majority of dwellings completed for open market sale in 2004/05 were 2 bedrooms or 
less. There has been a particularly sharp rise in the completion of 1 and 2 bedroom 
dwellings since 2003.  The majority of flats completed by private enterprise are low rise (3 
storeys or less) rather than high rise blocks or 4 storeys or more.  This suggests that the 
shift to flatted development is not primarily a product of the highly visible development of 
large flatted schemes in town centres.  Rather it is a general trend to be found across the 
entirety of the South East in suburban locations and new neighbourhood developments as 
well as town centres.  

2.35 However much of the growth in building of (almost exclusively) small flats, has been at the 
expense of the building of small houses.  The decline in the proportion of larger (3 bed +) 
dwellings has been less dramatic than the decline in construction of houses as a whole, 
though there has been a significant decline in the proportion of detached houses completed. 

2.36 The market sector is essentially driven by what sells and is unconcerned about who 
occupies the property, whether it bought by an occupier or an investor or how many people 
will live in the dwelling.  Nor are private house builders generally concerned about long 
term maintenance and management issues. 

2.37 The change in the type of completions by RSLs and public sector bodies has been more 
dramatic in recent years.  In 2004/05, almost 70% of dwellings completed by RSLs were 
flats (for all practical purposes the output of public sector bodies is now negligible).  Since 
1990 the type of completions by RSLs appears to have followed the pattern in the type 
completions by the private sector, albeit with a higher proportion of flats  

2.38 In the social housing sector both London and the South East have witnessed significant 
growth in completions of two bedroom flats over the period since 1991. The last eight 
years in both the South East and London has seen a decline in the proportion of two and 
three bedroom houses being completed, whilst the completion of four or more bedroom 
houses has also decreased proportionally over the last five years.   

2.39 There are different drivers in operation in the publicly funded sector.  Common sense 
suggests that publicly funded house building should be driven by the needs of those in 
priority housing need (those who will actually live in the dwelling) and in particular their 
requirements in terms of bedrooms (Section 4 considers this in more detail).   

2.40 In practice value for money considerations have often led the public sector house to 
provide housing only to meet potential tenants immediate housing need.  It has not been 
standard practice to allocate households an extra bedroom on top of current needs to reflect 
growing families or that children get older and need separate accommodation. 
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3 WHY HAS THE SIZE AND TYPE OF COMPLETIONS CHANGED 
IN RECENT YEARS? 

3.01 This section considers why the size and type mix of housing completions has changed in 
recent years.  As part of the research process, DTZ developed five hypotheses – plausible 
stories – that could explain why the pattern of completions has changed in recent years.  
DTZ then tested these hypotheses by analysing a range of data pertinent to each 
hypothesis, and through discussion with key informants. 

3.02 This section is organised around discussion of these five hypotheses; and it is hoped that 
debate about the causes of the changing pattern of housing completions in the South East 
will continue.  DTZ would not suggest that the conclusions in this report are the last word 
on the subject.  The five hypotheses are: 

• The changing composition reflects a permanent shift in market demand. 

• The changing composition simply reflects the point reached in the housing market 
cycle and will shift again in due course as the housing market cools. 

• The development of the Buy To Let investment market has led to a change in the 
pattern of market demand. 

• Changes in planning policy have led to the growth in the percentage of total 
completions accounted by flats and small dwellings. 

• The pattern of completions in the RSL sector is largely a reflection of what happens in 
the market sector and the funding regime. 

Hypothesis 1: The Changing Composition Reflects a Permanent Shift in Market 
Demand 

3.03 The first question to ask in terms of explaining the recent pattern of completions is: does 
the current pattern of private sector housing completions simply reflect a permanent shift in 
market demand?  An alternative way of expressing the same thought would be: if 
developers were responding purely to market signals in a competitive market place would 
they be building the current housing mix?  

3.04 If this hypothesis is to be valid it implies that the size and type of housing being built 
reflects what people want and are willing to buy, and much the same mix of housing would 
be purchased even if the planning regime imposed fewer controls on where new housing 
could be built or the density of development.  Developers would be identifying those types 
of units that are most profitable to build, and implicitly therefore the most in demand. One 
could reasonably assume that consumers are getting what they want – so there is no 
problem from a consumer’s point of view. 

3.05 There would only be a problem that needs to be addressed, and a rationale for intervention 
if the pattern of development currently observed imposed external costs on society not 
reflected in the market price of housing.  This might be, for example, the fact that 
individual consumers may not wish to live in mixed income communities – but a view that 
civic society benefits from ensuring a mixing of income groups.  In practice this is 
achieved through the current system through the requirement for affordable housing 
provision in conjunction with market housing.   
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3.06 However if this hypothesis is not valid – that developers are constrained in someway from 
building what in a less regulated system they would chose to build in response to pure 
market demand, then careful consideration needs to be given to the costs and benefits of 
the current pattern of output.  It cannot be assumed that there is a problem.  Rather the 
question becomes whether this is the optimal outcome for society, because in some 
dimension consumers (those who buy new dwellings) are not being offered what they want 
and what would best satisfy market demand.  

3.07 This hypothesis would seem to many to be implausible in that it implies the planning 
system imposed no constraint on the market.  However it is worth thinking through what 
evidence one would expect to see if this hypothesis were to be valid. In brief one would 
expect: 

• New housing would reflect consumer preferences:  One would expect to see high 
levels of satisfaction with the space standards and location of new housing in 
accordance with the expressed preferences and aspirations of occupiers. 

• No premium on particular types or sizes of dwellings: One would broadly expect 
the quality adjusted cost of housing to be the same measured on the basis of £/m2 – 
though it is of course very difficult to establish and variations will occur in the cost 
given the external space available to occupiers and neighbourhood characteristics. 

• No overcrowding: In such a system one would not expect to see significant levels of 
overcrowding – on the assumption that most of those living in overcrowded conditions 
do not do so by choice. 

We consider the evidence in relating to each of these statements. 

3.08 First, on the surface one might argue that demographic trends in household type and size 
show considerable growth of small households (see Figure 3.1) and therefore one might 
argue that the growth in proportion of small dwellings as a percentage of total completions 
is a reflection of this change.  There is a simple logic to saying as we get more small 
households, surely we need more small dwellings.  

3.09 Figure 3.1 shows the change in proportions of different types of households in the South 
East over the period to 2026 if current trends continue into the future.  Single person 
households are forecast to significantly increase their share of all households in the period 
shown.  As a result of this and other changes average household size is falling. The average 
household size in England is forecast to decrease from 2.31 in 2006 to 2.1 in 2026.  The 
average household size in the South East is marginally higher than the national average at 
2.33, and is forecast to decrease to 2.13 by 2026.  
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Figure 3.1: Change in Proportion of Different Households  by Type – South East 

 
. 

Source: ODPM 2003-based household projections 
 

3.10 However, it is important to note that half of the growth in single person households are 
expected to comprise elderly single people, most of whom are already housed, and high 
proportion of which are reluctant to move home.  Moreover, the relationship between 
household type and size and the size of dwelling they occupy is not straightforward.  
Figure 3.3 shows the relationship between dwelling size and size of households.   

3.11 Over 20% of 2 person households live in dwellings with 7 or more rooms in the region. 
Crudely, dwellings with less than 4 habitable rooms equates to one or two bed properties 
and those with more than 5 habitable rooms as 3 bedroom properties or larger, with those 
with 5 habitable rooms being a mix on 2 and 3 bed properties.  This indicates that roughly 
2/3 of single person households live in 1 or 2 bedroom properties (4 rooms or less) but a 
1/3 live in 3 bed or larger properties; and 2/3 of all couple households live in 3 bed or 
larger properties. 
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Figure 3.3: Household Size and Dwelling Size in the South East 

 
3.12 The type and size of dwellings that households occupy relate to a complex set of factors 

around life stage and income.  DTZ would argue that income (current or historic) is a better 
guide to the size of dwelling that people occupy, than household size.  This is examined in 
greater detail in Section 4.  So although demographic change would appear to suggest a 
growing requirement for small dwellings, DTZ would suggest this it would be incorrect to 
suggest that the growth in output of small dwellings necessarily reflects market demand 
associated with changing household size.   

3.13 What is the evidence then regarding consumer aspirations?  Is there a high level of 
satisfaction among occupiers of new housing with the type of dwelling, space standards 
etc?  Does the growing number of flats reflect a change in attitudes so that a growing 
number of households want to live in flats rather than a house? 

3.14 There is limited quantitative evidence on consumer preferences, aspirations and 
satisfaction in terms of new housing.  However, there is broad consensus that there is little 
incentive for developers to compete on quality, which includes design and even size and 
type of dwelling, because in the current market they have been able to sell whatever they 
build.  The literature also suggests that there is no sign of a very positive attitude to flats 
and new housing development in general.  

3.15 A survey by CABE suggests that the majority of people would not consider buying a new 
property – only 30% of movers would consider buying new rather than second hand and 
only 25% of buyers would want to buy new in preference to a second hand property. 
According to CABE lack of space is a key reason for the preference for buying second 
hand. This helps also to explain the large numbers of extensions and conversions to enlarge 
existing houses in the region and that the vast majority of residential planning applications 
are for minor householder developments.   

3.16 There is limited quantitative data on the quality of newly built dwellings but a recent audit 
suggested that the majority of new build in the South East was ‘average’, although there 
were more ‘good’ schemes than in other regions.  There may be little incentive for 
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developers to improve quality; many commentators have argued that under current demand 
and supply conditions developers can ‘sell anything’ (see comments in the Barker Review). 

3.17 If the hypothesis that the current pattern of housing completions reflect consumer demand 
were to be valid, one would also expect price inflation (or deflation) to be similar across all 
house sizes and types; this being an indication that the demand and supply balance does not 
vary greatly by house type or size.   

3.18 Additionally, were this hypothesis to be valid house builders would not perceive that 
higher profits would be made if they were allowed to build a different mix of house types 
and size; the reason for using profitability as the guide is that the price mechanism 
combined with the profit motive is, in most markets, seen as the most efficient way to 
allocated scarce resources and guide investment decisions. 

3.19 House prices have been through a sustained period of growth since the early 1990s in the 
South East and the rest of the country. The average dwelling price in the South East 
increased from £78,000 in 1995 to £229,000 in 2006 – an increase of 194%. The average 
house price in the South East is now £33,000 more than in England as a whole, and the 
South East is second in price only to Greater London (average of £304,000 in 2006). 

 
Figure 3.4: Average Dwelling Price  

. 

 

3.20 Whilst the largest absolute increases in price have occurred in London and the South East, 
these were already the highest priced regions in 1995. If house price growth is expressed as 
an index, it is clear that prices in different regions are broadly growing at the same rate. 
Over the period 1995 to 2006, the average house price in England as a whole grew by 
191%, and the South East by 194%. This was exceeded in London (220%) and the South 
West (210%). 
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Figure 3.5: Indexed House Price Growth 

. 

 

3.21 Figure 3.6 shows the pattern of house price growth in the South East by type of dwelling. 
Detached dwellings have been significantly more expensive than other types of dwelling 
over the whole period shown, and are now £160,000 more expensive than semi-detached 
dwellings on average. The average price of a flat in the South East is now £153,000. 

Figure 3.6: Average House Prices by Type – South East 

. 

 

3.22 If one examines how house prices by type have changed on an indexed basis (where the 
price in 1995 Q1=100) it is clear that the price of flats has grown at the fastest rate over the 
period (in the South East). The average price of a flat in the region has increased from 
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£46,000 in 1995 to £153,000 in 2006 – an increase of 235% in only 11 years.  This could 
help to explain the shift in private sector completions to building flats – rapid increases in 
prices (though starting from a low base) being an indicator of demand.   

3.23 On the basis of percentage house price growth, the increase in the price of detached houses 
has been modest, while those of semi-detached and terraced properties have grown more 
rapidly. This could help to explain why the proportion of detached dwellings completed 
since 2001 has declined, whilst the proportions of other types of houses have remained 
largely unchanged in recent years. 

 
Figure 3.7: Indexed House Price Growth by Type – South East 

. 

 

3.24 However, percentage increases in house prices can mislead, in that it is easier for 
categories with a lower cost in the base year to achieve higher percentage increases than 
for those types which were more expensive in the base year.  Thus while the price of 
detached houses has grown at the slowest rate (190%) between 1995 and 2006, in absolute 
terms the gap in price between detached houses and other dwellings has widened over the 
last 10 years.  This may indicate that there is a growing premium on detached houses.   

3.25 The data presented above is derived from the Land Registry and relates to all transactions 
for dwellings in any period, both second hand sales, and sales of newly completed 
properties.  Sales of new completed property typically account for about 10% of market 
transactions in any year. It is thus perfectly possible for the price signals on new property 
to be different to those applying to transactions as a whole.  An alternative source of data is 
that collected by the NHBC on the application price of new dwellings (the price that house 
builders expect to sell new completed properties when they are registered with the NHBC).   

3.26 Analysis of the application price for new dwellings shows that between 2001-2003 the 
application price of new flats rose more rapidly than that of new houses.  Furthermore, the 
application price of the largest dwellings (5-7 bedrooms) actually declined over this period.  
However, between 2004-2006, the rate of change in the application price for houses picked 
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up which suggests that developers might wish to switch to building a higher proportion of 
houses in the immediate future.   

3.27 Discussions with developers in the South East suggest that the flats market however, is 
dominated by investors not owner occupier purchases and this view is supported by recent 
research.1 Investors may not be deterred by limited short run price rises in flats if they are 
interested in rental income and long term capital growth.  The investment market may 
support continued high proportions of flat development in the absence of significant price 
rises. 

Figure 3.8: Indexed Change in the Application Price By Type, South East 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                      
1 Unwin (2005) IPPR Centre for Cities ‘Faulty Towers? City Centre Housing Markets in the UK 
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Figure 3.9:  Change in Application Selling Price By Size, South East 

 
 

3.28 The third element to consider in examining the extent to which recent completions reflect 
what the market wants is the extent to which there is overcrowding within dwellings in the 
South East – this would not be consistent with a functioning market where consumer 
preferences were met by new housing.  

3.29 The rate of overcrowding in the South East is in line with the average for England as a 
whole, at 6% of all households. That is, according to the bedroom standard (the most 
widely recognized measure of overcrowding and on which Figure 3.10 is based), 6% of 
households in the region lack 1 or more bedrooms.   

3.30 London has a much higher rate of overcrowding, with 17% of households in overcrowded 
accommodation.  However the level of overcrowding in the owner occupied sector is 
modest.  Virtually all overcrowding is associated with the social rented and private rented 
sectors. Section 5 shows, however, that this varies between sub-regions in the South East. 

3.31 However, there are wide variations in over-crowding between tenures.  Over crowding in 
owner occupied dwellings is limited and furthermore, dwellings in ownership are more 
often above standard.  Overcrowding is more of an issue in the social and private rented 
sectors (discussed further in Section 4).   
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Figure 3.10: Evidence of Overcrowding 

 
 

3.32 In summary, there is limited overcrowding within the owner occupied sector which 
suggests that new market housing is able to match consumer preferences at this basic level.  
Overcrowding is evident in the social rented sector, though there are fundamentally 
different drivers at work in allocating housing to those in housing need.   

3.33 However, the literature suggests that there is a gap between what consumers want and what 
new homes deliver.  This is has been explained by a number of commentators as the result 
of a context in which house builders can ‘sell anything’ because of the imbalance between 
demand and supply.2   Furthermore, there is some evidence of a significant gap between 
the price of detached properties in the region and other types of properties, which could 
indicate that home buyers are willing to pay a premium for more space.  Whilst it is not 
possible to place too much weight on this evidence as many other factors may influence the 
price of detached houses in the region, the evidence presented so far suggests that there is a 
gap between home buyers preferences and what house builders are delivering by way of 
new completions.   

Hypothesis 2: The Changing Composition Reflects a Temporary Shift in Market 
Demand Associated with the Peak of the Housing Market Cycle 

3.34 A second hypothesis is that the growth in the output of small dwellings and flats simply 
reflects the fact during the upswing in the housing market, affordability is squeezed and 
that collectively purchasers, and particularly first time buyers, can afford to buy less space 
than they would have done in either the downswing in the cycle or the early stages of the 
upswing.   

3.35 By implication if this were to be the sole explanation of the changing pattern of 
completions, one might expect that the pattern of completions will change once the housing 

                                                      
2 Including Kate Barker, CABE, Policy Exchange 
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market moves beyond the peak.  An important assumption is that the planning system is 
flexible enough to permit a change back to the pattern of the mid to late 1990s. 

3.36 The most compelling evidence for this hypothesis is that the profile of completions in 
2004/05 is very similar to that in 1989/90, the peak of the last housing market cycle.  The 
high level of completions of smaller dwellings and at the time the historically high 
proportion of flats built persisted into the early 1990s as the housing market moved into the 
downswing.   

3.37 DTZ had hypothesised that the output of the industry in early 1990s would have reflected 
permissions granted at the peak of the market.  However this hypothesis was challenged in 
our developer workshops, by representative of house builders. They explained the high 
output of flats in the early 1990s, when prices were falling, was the product of attempts to 
realise value through increasing density, and selling to the part of the market in which the 
greatest volumes could be achieved, as the industry tried to cut its losses.    

3.38 The evidence points however to some relationship between the housing market cycle and 
the size and type mix of dwellings.  The key explanatory factor is that there is some 
relationship between the size and type of dwellings and overall levels of affordability in the 
market sector.  The most useful measure of affordability in this context is the NHBC first 
time buyers index.  The index is calculated by taking into account the average deposit a 
first time buyer must pay, average income and mortgage interest rates (from Nationwide 
whose rates tend to be at the lower end of the market range).  The higher the index the 
greater the ability to buy.   

3.39 Figure 3.11 shows that the ability of first time buyers to buy declined in both 1988-89 and 
2003-05 – both of which correspond to periods when the pattern of new completions 
changed in favour of flats and smaller dwellings.   

Figure 3.11: First Time Buyers Index (NHBC) 

 
Source: NHBC.  Note that up to the end of 1999 the earnings index used was that for males aged 21 or over in 
full time employment. From 2000 onwards it is the index for all full time employees on adult rates.  The change 
typically reduces the First Time Buyer Index by around 5 points 
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3.40 There are reasonable grounds for thinking that as affordability declines then the industry 
responds by producing smaller units.  Moreover, the NHBC First Time Buyers Index has in 
the past proven a reliable leading indicator for housing starts; that is, as the ability of first 
time buyers to buy declines this is followed by a decline in the number of housing starts.  
However this has not been apparent in recent years. 

3.41 There are two reasons why the NHBC First Time Buyers Index may no longer be such a 
reliable indicator of housing starts.  The most important is probably the emergence of a 
completely new set of buyers, the Buy-to-Let investor that has kept the market alive even 
when First Time Buyers Index has been falling.  It is also the case that only a minority of 
first time buyers are likely to purchase new homes as there is a significant premium on new 
dwellings compared to comparable dwellings in the existing stock.  

3.42 The rise of the Buy-to-Let market has gone hand in hand with declining affordability for 
first time buyers.  If those who in times past would have bought can no longer do so, the 
majority will enter the private rented sector.  Thus declining affordability and the growth of 
Buy-to-Let have worked symbiotically to allow the growth of the private rented sector and 
buy to let.  The literature review and discussion with housebuilders points to the 
importance of the investment market in driving and supporting city centre flat development 
in particular but more generally supporting the current level of market completions.   

3.43 There is clearly some validity in the hypothesis that as affordability in the market sector 
declines the industry responds by producing more small units; and as affordability 
improves and land values fall in the downswing of the housing market, there is more scope 
to cater for the pent up demand in the market for people who wish to move into larger 
properties.  This nevertheless prompts two key questions:  when and how rapidly can 
affordability be expected to improve? And, is there sufficient flexibility in the planning 
system to allow a return to a different dwelling mix if that is what the market signals.   

3.44 Many eminent economists are saying that the housing market is starting to run out of steam 
and an adjustment must occur. At some stage the housing market must pass its peak, and 
market psychology will tend to reinforce a decline in house prices once the market turns. 
However, it is impossible to say if the market prices will fall rapidly, simply stabilise or 
drift downwards.  Linked to this here is uncertainty about how fast affordability will 
improve.   

3.45 One scenario is that what has been experienced in the past 6 years or so, in terms of rising 
house prices relative to incomes, is a permanent shift in the affordability of owner 
occupied housing; the consequence of which is that across the board consumers will be less 
able to buy living space.  Therefore there is a requirement for more small units.  

3.46 It is enormously difficult to assess this hypothesis since there are bundled up in it, many 
different unknowns.  

• First it is very difficult to measure affordability.  Income, savings, interest rates, and 
house prices all need to come into the equation. 

• Secondly, house prices are in part influenced by supply.  Government’s research 
suggests that building more houses and should help to ameliorate long term house price 
increases.3 

• Third, the government has stated its intention to increase the supply of new housing 
from around 150,000 units pa to 200,000 units pa by 2016, which, according to 

                                                      
3 ODPM (2005) Affordability Targets: Implications for Housing Supply 
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research undertaken by the government4, if delivered should make housing more 
affordable than it would otherwise be.  But there is rightly some scepticism in the 
industry and amongst planners if this higher level of housing output will be delivered.  

Hypothesis 3: The Development of the Buy To Let Investment Market has led to a 
Change in the Pattern of Market Demand 

3.47 The third hypothesis developed for this study is that the development of the buy-to-let 
market and the associated growth in the private rented sector has enabled the development 
of more flats and small houses than would otherwise have been the case, because of the 
introduction of a completely new set of purchasers with different purchasing criteria.   

3.48 There is limited comprehensive data on the scale of the Buy-to-let market though estimates 
by the Association of Residential Landlords suggest that there are over 500,000 
outstanding BTL mortgages since the initiative was launched in 1996.  There seems a 
consensus that those still in the market are investing for the long term.  In the early days 
there was speculative investment, with investors planning to sell for short term capital 
gains but this is thought to be a thing of the past.  

3.49 Both available research5 and discussions with major developers operating in the South East 
suggests that there are two types of investors: 

• Full time investors who apply strict selection criteria to their property and often have a 
large portfolio of an average of 50 properties.  These investors will sell poorly 
performing properties. 

• Part time investors holding an average of 6 units, investing usually as an alternative to 
a private pension plan.  They may be content if their costs are covered as long as there 
is capital growth over the long term.  Most of these landlords have a full time job or 
rely on another income. On the whole, around 20% of landlords are part time. 

3.50 Discussions with major developers in London and the South East and residential letting 
agents operating in one of the region’s major towns suggest that BTL investment is 
particularly important to the city and town centre flat market. An IPPR study6 and 
developers and agents consulted during this study suggest that between 75-90% of new 
flats in town centre locations are purchased by investors. But it is also a very important 
component of sales in locations other than town centers.  

3.51 The symbiotic relationship between the town centre apartment market and Buy-To-Let 
investment is worth explaining, since BTL investors are quite different in their purchasing 
behaviour to owner occupiers. In brief BTL investors are:   

• willing to buy off-plan, but often expecting a discount off market value 

• often interested in buying multiple units  

• generally seeking low maintenance.   

• wanting to buy in places likely to deliver capital growth and a strong rental stream. 

3.52 These criteria lead BTL investors to favour investment in flats rather than houses, 
especially within town and city centre markets. The development model for flats requires 
more development finance (developers have to build all the flats at once) so there is an 

                                                      
4 ibid 
5 Unwin (2005) IPPR Centre for Cities ‘Faulty Towers? City Centre Housing Markets in the UK 
6 Unwin (2005) IPPR Centre for Cities ‘Faulty Towers? City Centre Housing Markets in the UK 
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incentive for developers to finance the scheme by discounted, off plan sales.  City centres 
are also seen to be good rental markets where graduates, young professionals and corporate 
lets currently provide a strong market.   

3.53 The influence of the buy to let investment market on the type and size mix of new 
completions is a source of concern given that the long term implications are uncertain.  The 
BTL phenomenon has enabled the growth of the private rented market and at present rents 
remain robust (in part this may be supported by recent Eastern European in-migration).  
Private renters express different preferences to buyers since renting is almost always 
viewed as a temporary housing solution.   

3.54 The risk is that investors can often transfer capital more easily than owner occupiers with 
the potential for market instability.  Furthermore, even owner occupiers of city centres are 
more likely to move house than others.  The IPPR suggest that city centre flats are ‘less a 
place to live (forever) and more a way to live (for now)’.  The IPPR study concludes the 
city centre apartment market has enduring appeal but a slower pace of development is 
likely in the future.  

3.55 The IPPR study also suggest that there may be a limited size to this market, limited to 
people at a certain lifestyle stage - city centre flats are still not thought of as suitable places 
to bring up children.  These are ingrained attitudes and unlikely to change in the short term.  
Growth in city centre apartments has also been led by growth in the student and graduate 
population, but signs suggest that higher education growth rates will slow which will 
impact upon this.   

3.56 However, BTL has proved more durable than many thought, and BTL investors are now 
thought to be in the market for medium to long term, driven by pension issues and lack of 
alternative investment opportunities.  But what would be the effect of increasing interest 
rates, and general cyclical decline in house prices?   

3.57 A JRF study made the following statement on this issue: Most of these [Buy-to-Let] 
landlords have only been investing over a period of time that has been characterised by 
low interest rates, growing capital values and rising rent levels, poorly performing stocks 
and shares and pension schemes, and an increasing demand for private rented 
accommodation… It is therefore unclear how buy-to-let landlords may respond to different 
economic conditions, such as a rise in interest rates, nor how the more recent entrants are 
faring due to the tighter margins that are currently available as a result of the rises in 
property prices.7 

3.58 Rising interest rates may actually boost the rental market, but would make purchasing less 
attractive for investors.  Evidence suggests that current BTL landlords are not likely to 
flood the market with sales – but the attraction of BTL could slow (fixed interest 
investments might become more attractive if interest rates rise).  Were this to slow the flow 
of new funds into the BTL market this could significantly reduce the demand for new flats 
in the future. 

3.59 Discussions with developers suggest that flats continue to be a significant proportion of the 
future pipeline given recent planning permissions, but also indicate that they are unusually 
dependent on BTL investors for sales.   

3.60 Perhaps the key conclusion is that the BTL is an important part of current market demand 
for new properties, but it is a potentially unstable, unpredictable and poorly understood 
market.  BTL investors have fundamentally different drivers to other sectors.  If new 

                                                      
7 University of York (2006) Private Landlords and buy-to-let, by David Rhodes and Mark Bevan 
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investment in BTL were to dry up demand for many city centre and other developments 
might fall significantly, threatening targets for the delivery of new housing. 

Hypothesis 4: Changes in Planning Policy have led to the Growth in the Percentage of 
Total Completions accounted by Flats and Small Dwellings 

3.61 The final hypothesis suggests that the shift in the type and size of dwellings completed 
reflects a response to the PPG3 emphasis of developing new housing on previously 
developed sites, rather than greenfield land, and at the same time the aim of increasing 
density.  The following changes to planning policy occurred in recent years: 

• Urban Task Force Report recommended Government adopts a target for 60% 
development on brownfield land (1998) 

• PPG3 (Housing) included a target for 60% new housing development on brownfield 
land, a sequential approach to the identification and release of sites and minimum 
density requirements of 30 dwellings per hectare (2000). 

• Government published Greenfield Land Direction – local authorities required to notify 
the Secretary of State about application for large housing developments on Greenfield 
sites and these may then be called in for determination (2000). 

• Government published Residential Density (London and SE) Direction (2002).  This 
was extended to the South West, East of England and Northamptonshire in 2005. It 
requires local authorities to notify the Secretary of State of developments greater than 1 
hectare that they propose to approve that fall below the 30dph threshold. 

• PPS3, which replaces PPG3, was published in November 2006 and continues to 
emphasise delivery on brownfield sites though, as yet, the policies contained in PPS3 
are untested.   

3.62 This particular hypothesis has a number of different strands, which may be significant: 

• Brownfield sites are more likely to be town/city centre and therefore lend themselves 
to high density development.8  Local authorities are keen to achieve high densities in 
city centre locations – and that almost automatically means flats, and flats tend to be 
small.  The reason why large flats are not developed probably reflects aspirations and 
market demand; if you can afford a larger dwelling you probably want a house.   

• Conversely greenfield sites tend, by definition, to be edge of town.  Traditional city 
and town structure tends to be characterised by high density development in the centre, 
with densities declining the further one goes from the centre.  Therefore greenfield 
sites lend themselves to lower density, and hence are more suited to houses than large 
blocks of flats.  While the evidence from Section 2 suggest that many flats are being 
developed outside of town centres, such flats will tend to be in low rise blocks because 
of design considerations.   

3.63 This suggests that thrust contained in PPG3 and Local Development Documents towards 
increasing density, and the location of land prioritised for new residential development is 
an important factor in the growth of smaller units.  First, because it is easier to deliver on 
density requirements if one builds small units; second that the increasing emphasis on 

                                                      
8 Although it is acknowledged the brownfield sites outside of urban areas are a significant source of supply in 
some areas of the South East 



South East Housing Type and Size 
Final Report v1.0 
26 January, 2007 

 

 32

development within city centres and existing urban areas implies more development in 
locations where higher densities are deemed appropriate. 

3.64 There is widespread recognition that the change in planning policy has been part of the 
reason for the growth in the output of flats rather than houses, and of small dwellings rather 
than large dwellings.  Figure 3.12 shows that the proportion of dwellings in the South East 
built on previously developed land according to national Land Use Change Statistics has 
been on an upwards trend in the South East since 1995, though it peaked in 2004, and fell 
slightly in 2005. However, the Assembly’s own monitoring data records 76% of homes 
completed on PDL in 2005.  The difference is likely to be explained by conversions which 
are a significant source of supply of completions in the South East and are counted as 
brownfield completions but conversions are excluded in the LUCS data. Figure 3.13 shows 
that the density of new development in the South East has increased since 2002, though 
nothing like as dramatically as in London. 

 
Figure 3.12: Proportion of Dwellings Built on Previously Developed Land 

 
Source: Land Use Change Statistics.  Note that this % excludes conversions from completions figures 
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Figure 3.13: Density of New Housing Development 

 
Source: Land Use Change Statistics.  Note that this % excludes conversions from new completions figures 

3.65 Discussions with housebuilders however indicate that the overall position on land supply 
and relaxation of policies on maximum densities has had a major influence in increasing 
the volume of flats and smaller developments.  The way the market operates interacts with 
the planning system to produce an outcome that may not be what developers want or what 
the planning system intended. 

3.66 The vicious circle which has been in operating in recent years has operated thus: 

• It is important to the business model of the housebuilders that they maintain the 
volume of new development and sales 

• Land is the essential factor of production: without land with permission to build on the 
housebuilders don’t have a business 

• In areas of highest demand within the region there is a limited supply of land for 
residential development in relation to demand9 

• In a rising market, where completion levels have been increasing, there has been 
intense competition for land.  

• In the market prevailing in recent years, one way of increasing profitability – at least 
notionally – is to build at higher density levels 

• In general, local authorities have been keen to increase the density of development and 
have abandoned notions of maximum densities 

• Thus land values have been bid upwards by bidders assuming that they can secure 
permission for progressively higher density developments 

                                                      
9 The Assembly’s Regional Monitoring Report demonstrates that there is a substantial supply of land with 
planning permission and allocated in plans across the region though many high demand markets are highly 
constrained and therefore demand for housing outstrips supply in these areas 
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• In practice the competitive market for land, means that it is landowners, more than the 
housebuilders who secure the benefit of increasing density of development.  

3.67 An additional factor that seems to be in operation in some areas is that the increasing 
reliance on brownfield land has increased the complexity and cost of development. 
Increasing the density of development is often a necessary part of ensuring the viability of 
development.   

3.68 A related issue is the cost of brownfield land.  A formal valuation for residential 
development might indicate that because of the costs of development it has a low or 
negative value.  However the land may have a genuine existing use value – or at least be 
recorded in landowners’ accounts on the basis of the former use value.  Landowners are 
reluctant to sell unless they see themselves realising a profit.  Increasing the density of 
development is one means to square the circle. 

3.69 This helps to make a more general point, though DTZ does not have specific evidence to 
suggest this.  A whole range of additional costs are placed on residential development 
through the process of Section 106 agreements, including provision of affordable housing.  
The higher such costs, the more that developers have to seek to recoup the cost through 
sales values.  One way of making the economics of development stack up is to increase 
density.  

3.70 The whole issue of the interrelationship of development economics and the changing 
output of the housebuilding sector in the South East merit further investigation.  It is worth 
noting however that in regulated markets, the behaviour of industry players – in this case 
the regulator, the planning system, and the market players, the housebuilders – often 
interact to produce outcomes very different from that which the free market would 
produce, and sometimes outcomes that are unexpected and unintentional.  

3.71 A key issue regarding the role of the planning system is that, if this is a major factor in the 
change in the mix of housing completions, then the pattern of completions will only change 
if there are some changes in the planning regime.  The key changes that would probably be 
required to bring about some degree of reversal in the trend to development of small units 
and in particular flats would be making land more readily available for development, 
especially land suited to development of houses, and reestablishment of the notion of 
maximum densities for development.   

Hypothesis 5: The Pattern of Completions in the RSL sector is a Reflection of what 
Happens in the Market Sector and the Funding Regime 

3.72 This hypothesis puts forward the notion that the output of the RSL sector is closely linked 
to that of the private sector, since the majority of new affordable housing is now generated 
in connection with Section 106 agreements.  However some other factors are in operation 
in that the RSL sector is developing a higher proportion of flats and small units that the 
market sector.  The fact that the majority of RSL provision is funded by the Housing 
Corporation is clearly a key influence.   

3.73 The linkage between the output of the RSL sector and the market sector is easily explained.   
In the past housing associations were able to compete for land in the open market and 
develop schemes on land they had purchased in the market. Discussion with key 
informants suggest that this model of development is largely a thing of the past.  The 
development of new RSL homes is now tied inextricably to private sector housing 
developments through Section 106 agreements. 
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3.74 Housebuilders will wish to minimise the costs borne by the development by having to 
cross-subsidise affordable housing, while recognising that provision of affordable housing 
is a requirement of the planning system. Most affordable housing policies currently seek to 
ensure that a percentage of all the units being built on a particular site are affordable units.  
Whatever percentage of units is agreed, the developer will naturally want to minimise the 
land take and cross subsidy associated with those units. So the developer will want those to 
be small units. 

3.75 Thus as the proportion of small units in private sector developments increase for reasons 
explored above, the proportion of small RSL units developed will increase.  Even where 
the private sector is developing a mix of different sized units, they will not be willing 
accept that any larger RSL units be developed since this has an adverse effect on the 
viability of the scheme. Large units require a higher level of cross subsidy; and houses 
require a higher level of cross subsidy than flats.  So even in a development comprising a 
mix of house types and sizes, the affordable housing component will be biased to smaller 
units and flats. 

3.76 In general local authorities are willing to accept that the affordable housing provision will 
comprise smaller units. They are looking to maximise the number of units of affordable 
housing, and know if they push for larger units they will get fewer of them.  They are also 
providing for need, not demand, so the normal practice is not to allocate a dwelling larger 
than the household currently needs as determined by a strict interpretation of the bedroom 
standard.  Moreover most authorities’ Housing Needs Assessments tell them that the need 
primarily one and two bedroom units.   

3.77 The funding regime reinforces what local authorities are generally willing to accept in 
terms of affordable housing.   The Housing Corporation has targets for the numbers of 
affordable homes developed through the Affordable Housing Development Programme.  
Available public funding goes further if the majority of the output is flats and small units, 
since larger units and houses rather than flats are more costly to develop.  The Corporation 
also takes into account what local authorities and RSLs tell it about priority need.  It is only 
recently that the message has started to come up from local authorities that there is a need 
for more family housing.   

3.78 A recent study published by the London Housing Federation and London Councils into 
why the RSL sector is not building much in the way of family housing identifies 12 factors 
that have led the RSL sector in London to focus on building small units (see Figure 3.14).  
It is very likely that the same considerations apply in the South East, although the pressures 
in terms of land values are not as extreme as in London.   

3.79 Figure 3.14 shows that the top three factors that inhibit the delivery of more family homes 
are: 

• Developers of new housing need to get best value for the land they purchase; this 
creates an incentive to build more, smaller homes 

• Local authorities do not make the requirement for family sized homes clear enough in 
their planning policies 

• Rents and grant levels are not high enough to make developing family sized homes 
economically viable for housing associations. 
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Figure 3.14 

Source: NHF (2006) Think Big 
Conclusion 

3.80 In summary, there appear to be a number of interrelated factors that explain the current 
pattern of completions in the South East and how this has changed over time.  The key 
conclusion is that the pattern of completions observed is the output of the interaction of 
both the market and the planning system.  

3.81 On the market side the key influences that have led to the growth of output of smaller units 
and flats are:  

• The growth of the Buy-to-Let market – which is a completely new dimension of 
market demand, and which has been very important in sustaining demand for new 
housing in recent years. 

• The decline in affordability.  The most important dimension of this has been that this 
has fuelled the growth of the Private Rented Sector which has sustained new Buy to 
Let investment.   

• The other effect of the decline in affordability is that home buyers, especially first time 
buyers, have in general have been able to buy less for their money. 

• Intense competition for land and rising costs of development associated with more 
onerous Section 106 agreements have led developers to build to higher density – a 
trend generally welcomed to date by local authorities.   

3.82 Changes in the planning system have also played a central role in the changing pattern of 
completions in recent years.  In particular:  
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• The focus on development of brownfield land, through the application of the 
sequential approach, has led to an increased proportion of development on sites where 
higher density development is deemed acceptable 

• The general policy thrust to increase the density of development has fostered an 
environment where authorities accept schemes that comprise a higher proportion of 
flats and small units 

• A greater acceptance of higher densities has interacted with market forces to increase 
land values, so that lower density scheme are no longer viable; only by building at a 
high density is the scheme profitable 

• General issues to do with the supply of land for residential development in a rising 
market have led to escalation of land values, which have fostered increasing density.   

3.83 In the RSL sector the key factors underpinning the growing output of flats and small units 
are:  

• The fact that RSL output is now directly tied to the output of the market sector through 
Section 106 agreements 

• Developers of new housing need to get best value for the land they purchase; this 
creates an incentive to build more, smaller homes 

• Local authorities have hitherto wanted to maximise the provision of affordable 
housing units and accepted that their main requirement is for small units  

• Rents and grant levels are not high enough to make developing family sized homes 
economically viable for housing associations. 

3.84 On balance DTZ does not think the changing demographics have been the key factor in 
recent changes to the output of the housebuilding sector. In the market sector investor 
demand has emerged as a significant source of demand. Demand from owner occupiers is a 
function more of household income and wealth (along with the cost of borrowing, 
affordability etc).  There is a closer link between demographic trends and the pattern of 
affordable housing requirements, though again income is the key consideration in the scale 
of housing need.  

3.85 Whether or not the changes that have been observed are permanent or not is hard to judge 
since there are major uncertainties surrounding the future of the housing market.  Part of 
the changes that have occurred are without doubt associated with the peak of the housing 
market cycle; a fall in house prices and land values probably would, after a period of 
dislocation and adaptation, generate a change in the pattern of output.   

3.86 But there have also been changes in the planning system, which have changed the rules of 
the game, and are unlikely to be fundamentally changed.  The emergence of the Buy-to-Let 
market introduces a new and volatile element into the market, driven by fundamentally 
different purchasing criteria.  No one knows quite how existing Buy-to-Let investors will 
react in a changing economic environment or whether past investment flows would be 
maintained in a different housing market context.    

3.87 The most probable scenario is that the output of flats and smaller units will be shown to 
have continued to increased in 2005/06 and again in 2005/07.  Assuming no change to the 
current planning framework, this output will remain at these historically high levels until a 
fundamental change in the housing market environment or the drying up of new Buy-To-
Let investment. If the housing market cools and residential land values fall there is likely to 
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be some return to development of larger homes, but not a return to the levels of the mid 
1990s because of the change in the planning context.  
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4 TO WHAT EXTENT DO THESE CHANGES MATTER? 

4.01 In addition to outlining evidence on the pattern of completions and providing explanation 
as to the causes behind changes in the type and size of completions it is important to 
consider whether these changes matter.   

4.02 There are four main considerations in examining the extent to which changes in the pattern 
of completions might matter: 

• The extent to which new completions are significant to the overall stock of dwellings. 

• The impact of the pattern of new completions, within the context of the existing stock, 
on households within the South East. 

• The impact of the pattern of new completions on the social housing sector and the 
implications for households in housing need and problems of over crowding. 

4.03 In considering each of these factors it is also important to keep in mind the impact were the 
changes described in Section 2 to be long term, or whether they are temporary and a 
reflection of the current point in the housing market cycle (this is discussed in Section 3). 

4.04 To examine these impacts this section considers the following evidence: 

• The nature of the existing stock of housing in the South East and the impact of new 
completions on the stock of dwellings 

• The characteristics of current and future households in the South East and the 
implications of new completions for households in the region 

• The implications of new completions for the social sector, particularly in terms of 
occupancy levels and overcrowding 

The Nature of the Existing Stock of Housing in the South East 

4.05 In answering the question ‘does it matter?’ it is important to remember that new housing 
output represents only a small part of the housing stock.  In any one year new completions 
in England only add around 1% to the overall stock.  Over the last 5 years in the South East 
new completions have added around 4% to the existing stock of housing.1   

4.06 Around 80-90% of the dwellings that will be occupied in 20 years time have already been 
built.  For the pattern of new completions to alter the overall balance of dwellings in the 
South East in terms of size and type would take many years’ output with a different profile 
to the average.  However, although the process is slow, new completions have the potential 
to change the profile of the stock over time. 

4.07 Thus it is important to consider the type of dwellings within the existing stock of housing 
in the region – these make up the largest component of the dwellings available to 
households.   

                                                      
1 4% is derived by comparing the total number of completions in the South East over this period to the housing 
stock recorded in the 2001 Census 
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4.08 In the South East, detached houses account for 29% of the total stock, semi-detached 
dwellings for another 29%, terraced housing for 23% and flats and maisonettes account for 
19% of the total (see Figure 4.1).  By contrast, almost half the stock in Greater London 
consists of flats and maisonettes.   

4.09 In terms of the composition of dwelling stock (by type), the South East has more in 
common with the East of England and the South West of England, than London.  However, 
the South East has a slightly lower proportion of detached dwellings and a slightly higher 
proportion of flatted dwellings than the other Southern regions.   

Figure 4.1: Dwelling stock by type 

. 

 

4.10 Comparisons between the age and type of dwelling in England reveal that around 1/2 of all 
flats have been built since 1965, while only 40% of houses and bungalows have been built 
since 1964 (see Figure 4.2).  In terms of tenure, the majority of social rented properties, 
both houses and flats, were built after 1945 with 74% of social rented houses or bungalows 
and 81% of social rented flats being built over this period.  A significant proportion of 
accommodation that is private rented comprises older dwellings, with 58% of 
accommodation that is currently private rented built prior to 1944.  47% of flats that are 
owner occupied have been built since 1965, only a quarter of flats or maisonettes that are 
owner occupied were built between 1919 and 1964.  
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Figure 4.2: Accommodation Type by Tenure, England 
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4.11 The other important dimension when describing the stock of dwellings is the size of 
dwellings.  The most comprehensive source of information on dwelling size is the Census 
of Population, which provides data on the number of habitable rooms.  This is the best 
proxy available for dwelling size, which ideally would be measured in terms of floor space.   

4.12 The Census definition of the number of rooms in a household’s accommodation does not 
include bathrooms, toilets, halls or landings, or rooms that can only be used for storage. All 
other rooms, for example, kitchens, living rooms, bedrooms, utility rooms and studies are 
counted.  If two rooms have been converted into one they are counted as one room. Rooms 
shared between a number of households, for example shared kitchens, are not counted. 

4.13 Compared to the other benchmark regions the South East has the largest stock of large (7+ 
room) dwellings (see Figure 4.3), despite having a slightly smaller stock of detached 
dwellings compared to these other regions (Figure 4.1).  In terms of number of rooms, the 
dwelling stock in the South East has similarities with the South West and East of England. 
Around 10% of dwellings have 3 or less rooms, whilst a quarter of dwellings have 7+ 
rooms (equivalent to around 4 bedrooms). This is in marked contrast to London, where half 
of all dwellings have 4 or less rooms. 
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Figure 4.3: Dwellings by Number of Rooms 

. 

 

4.14 There is limited data available on the actual size of dwellings in terms of floor space rather 
than number of rooms.  In England as a whole, according to the English House Condition 
Survey, the most common dwelling sizes in 2004 were between 50m2 to 90m2, accounting 
for 56% of total housing.  Nearly a third of dwellings were larger than 90m2, while little 
over one tenth of dwellings were under 50m2 in size. 

4.15 The size of dwelling varies by tenure. Owner occupied dwellings tend to be larger, with 
70% of owner occupied dwellings above 70m2 in size.  This is more than double the 
proportion of social housing (RSL and LA) that are above 70m2.  Two thirds of dwellings 
in the social sector are below 70m2.  The size of dwellings in the private rented sector is 
more evenly distributed than the social sector and less skewed towards larger dwellings 
than the owner occupied sector, with 81% of dwellings below 90m2. 

4.16 Figure 4.4 shows that, on average, dwellings in the South East region have a floor area of 
around 86m2.  This is higher than the average for dwellings in the Northern regions but 
slightly lower than the average for the other Southern and Midland regions, which 
corresponds to the evidence on size in term of numbers of rooms presented earlier in this 
section. 
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Figure 4.4:  Dwelling Conditions, Including Average Floor Space by Region 

 

Percentage 
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decent 
homes 
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that fail 
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comfort 
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fitness, 
repair or 
modernity

Average 
floor 
area (m²)

Average 
SAP 
rating 

Average 
(mean) repair 
costs (£/m²) 

Average 
property 
value 

South East 30.7 17.9 12.8 86 53 42 £240,525
Northern 
regions  29.8 17.6 12.2 83 52 46 £115,353
Rest of 
England  27.6 16.4 11.2 88 51 40 £163,147

Source: English Housing Condition Survey 

4.17 It is worth highlighting that some evidence suggests that the average dwelling size of 
English properties is smaller than other countries.  Data presented in The Policy 
Exchange’s recent report ‘Bigger, Better, Faster, More’ suggests that whilst new build 
dwellings in the UK are on average around 76 m2 (slightly larger than a squash court), new 
dwellings in Ireland are 88 m2, in Germany 102 m2 and Australia 206 m2 (larger than a 
tennis court).  Whilst it is difficult to compare the UK housing market to other countries, 
Ireland has faced similar pressures to the UK in terms of population, household and 
economic growth and rising house prices.  The UK and Irish planning systems are broadly 
the same.   

4.18 Furthermore, the dwelling stock in the South East appears to be extremely dynamic.  
Extensions and conversions to existing dwellings play a significant part in changing the 
size of the stock over time.  In the South East, as many 4 bed dwellings are created each 
year through extensions and conversions of existing dwellings as are constructed through 
new development.   

4.19 A recent study by Cambridge Centre for Housing and Planning Research on ‘The Use of 
the Existing Stock of Housing in the South East’2 demonstrates that the existing stock is 
capable of considerable adaptation through: 

• Conversions and subdivisions: this study estimates that in the South East in 2004/05, 
around 2,000 larger houses (4 bed or more) were either demolished or converted to 
flats.   

• Extensions:  in the same year however the study estimates that around 9,900 large 
houses were produced through the extension of existing dwellings or the merging of 
two or more small houses or flats.   

• The study estimates that in the 10 years to March 2005 around 74,000 large houses (4 
bedrooms) were produced through changes in the existing stock, compared to 66,000 
produced through new building. 

                                                      
2 Cambridge Centre for Housing and Planning Research and Forum for the Future (2006) The Use of Existing 
Stock in the South East for the South East Regional Assembly 
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The Characteristics of Current and Future Households in the South East 

4.20 The second factor in considering how far the changes in the pattern of completions might 
matter is the impact this could have on households within the region as well as the overall 
economic and social well being of the region. 

4.21 The pattern of household size in the South East is broadly in line with the national average, 
with 29% of households comprising just 1 person, 36% of households comprising 2 people, 
and the remaining 36% of households comprising 3 or more people. By comparison, the 
proportion of 1-person households is higher in Greater London at 35%, whilst the 
proportion of 2-person households is lower at 29%.   

4.22 The most common household type in the South East is couple households with children, 
which account for 28% of all households. Couple households without children are also 
significant accounting for 19% of all households, as are pensioners (Single Pensioners –
14%, and 2+ pensioners – 10%).  London has a much higher concentration of single adults, 
lone parent households and ‘other’ households (households of unrelated individuals 
sharing). 

4.23 The total number of households in the South East is forecast to grow over the next 20 
years. In the South East, the total number of households is forecast to increase from 3.4 
million in 2006 to 4.2 million in 2026 – an increase of 21%. The number of households of 
each type is expected to change in the period 2006 to 2026. The largest increases are 
expected in one person households. 

4.24 The result is that household size is expected to continue to fall, with increasing numbers of 
small households. However a high proportion of this increase will be accounted for by 
elderly households, who will already be housed.  Working age single person households 
will comprise the young, prior to establishing permanent relationships, those who have 
experienced relationship breakdown, as well as single older people outside of permanent 
relationships.  These demographic trends would appear to suggest that new completions in 
the South East broadly reflect longer term changes in the characteristics of the population 
and households (as discussed in Section 3). 

4.25 However, the great difficulty in taking current and projected household structure as any 
guide to inform future housing provision is that it provides no guide to income and wealth 
– and it is income and wealth that is the key factor that determines the size of dwelling 
people occupy in the market sector, not household size.  This can be seen in existing 
patterns of occupancy, where many small households occupy larger dwellings (Figure 4.5).   

4.26 There are many different reasons for this, for examples households may have two incomes 
with no children and have high ability to borrow; elderly singles and couples have 
considerable housing equity, and may be reluctant to move.  Figure 4.5 shows that there are 
relatively high proportions of single people occupying large dwellings in the South East.   
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Figure 4.5: Household Size (number of people) by Dwelling Size (number of rooms) – 
South East 

. 
 

 

4.27 The level and distribution of income within the economy therefore determines the level of 
access that individuals are able to gain to the housing market; normally the most expensive 
product that people ever buy. As a result, the level and distribution of household income 
within the economy underpins the structure of demand for different types of housing and 
the tenure of housing that households are able to access.  

4.28 The Survey of English Housing demonstrates that the distribution of income by tenure 
reflects, unsurprisingly, that social renters are predominantly in the lower income bands 
with 76% of social renters earning less than £15,000 per annum (Figure 4.6).  By contrast 
76% of those buying with a mortgage earn above £20,000 per year.  So whilst the lower 
income bands often rely on social housing, the higher income bands favour buying with a 
mortgage.   

4.29 The majority of those who own their property outright (75%) and those in the private 
rented sector (65%) lie in the income bands £5,000 - £30,000 per year.  The private rented 
sector consists largely of those in the lower to middle income bands where they perhaps do 
not qualify for the social rented sector but remain unable to afford to purchase. Those who 
own outright include many older people who have retired and therefore have lower 
incomes. 
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Figure 4.6: Distribution of Income (household reference person + partner) by Tenure, 
England 
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4.30 Figure 4.7 charts the growth in total household incomes3 in the UK against GDP4 since 
1971. Between 1971 and 2003 total household income growth in the UK has been 
markedly greater than the growth in GDP, which is likely to be attributable to the higher 
participation rates of women in the workforce and the increasing numbers of earners within 
a given household.   

                                                      
3 Household income is derived not only from economic activity in the form of wages and salaries and self-employment 
income but also through transfers such as social security benefit. 
4 Gross Domestic Product (GDP) is the most commonly used measure of overall economic activity. 
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Figure 4.7: Indexed UK Real Household Disposable Income per Head and GDP per Head- 1970 
to 2003 (Source: ONS) 

 
 
4.31 The growth in real household incomes and overall economic output would intuitively lead 

one to believe that more people in the UK would be able to gain access to the property 
market and that the pressure for affordable housing provision would ease as a result. Yet 
the rise in overall household income highlighted in Figure 4.7 masks the way in which the 
growth in household income has been distributed across different income groups. 

4.32 The uneven distribution of income and wealth within the UK and in particular in the South 
East region therefore to a large extent determines housing outcomes. 

4.33 Figure 4.8 presents the distribution of the growth in the UK in real household disposable 
income since 1971, as documented by the Institute of Fiscal Studies (IFS). As reflected in 
the graph, the 1980s were characterised by a large increase in household income inequality, 
with the higher income groups enjoying faster income growth than lower income groups.  

4.34 Thus between 1981 and 1989: 

• average (median) income rose by 27% when adjusted for inflation 

• the income of the richest 10% in society rose by 38%  

• the income of the poorest 10% of society rose by only 7%.  

4.35 In the late 1990s there was a further small increase in inequality even though incomes have 
continued to grow in real terms.  
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Figure 4.8: Distribution of Real UK Household Disposable Income 1971 to 2002 

Source: IFS 

 
 

4.36 The overall message is that households occupying the higher percentile income groups 
have disproportionately captured the overall growth in household income generated from 
recent rises in overall economic prosperity. Conversely, those households occupying lower 
percentile income groups have witnessed only marginal increases in their income.  

4.37 One of the primary factors underlying the increase in inequality is wage growth. Inequality 
tends to rise during periods of rapid wage growth, as the poorest households are the least 
likely to contain people in work. Other factors lie in the retrenchment of welfare in the 
1980s and 1990s, which contributed partly to the increase in inequality (Anderson, 2004). 
The recent small increase in inequality has been caused by changes at the very top and very 
bottom of the income distribution. 

4.38 A similar trend is observed in the South East, one of the most buoyant regional economies 
in Europe.  Overall, the historic performance of the South East economy has consistently 
outstripped the national average. Over the last decade, for example, economic output (as 
measured by Gross Value Added) per head in the South East has steadily been greater than 
the UK average in nominal terms and has risen more rapidly in proportionate terms.  

4.39 However, the South East also currently has one of the most polarised household income 
structures in the UK. Figure 4.9 presents weekly household distribution at the regional 
level and exposes the highly polarised household income distribution in the South East. For 
example, the South East contains 21% of the UK’s households, which earn more than 
£1,000 per week and 10% of the households earning less than £100 per week.  

4.40 The South West, by contrast, contains just 7% of the UK’s households, which earn more 
than £1,000 per week and 8% of the households earning less than £100 per week. Overall, 
the distribution of household income in the South East most closely resembles that of 
London. 
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Figure 4.9 Regional Weekly Household Income Distributions 2002/03- Percentage of 
Households in Weekly Total Income Bracket 
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Source: DWP Family Resources Survey 

4.41 The corollary of the preceding analysis is that whilst economic expansion is associated 
with overall household income growth, the distribution of this income growth tends to 
disproportionately favour higher income households. Economic growth appears to have 
only a negligible impact on raising the incomes of the poorest households in society and 
those that are most reliant upon the provision of social housing.   

4.42 Moreover, as the economy expands over time and as the total number of households 
increase, a comparatively larger number of households may enter and occupy the income 
brackets associated with the need for affordable housing provision.  

4.43 The main implication of these trends is that as incomes become more polarised then so too 
do housing outcomes.  The evidence presented in this section suggests that, on the whole, 
those in owner occupation are able to meet their needs (and more) within the market and 
therefore, the pattern of new completions does not, at currently present a problem.   

4.44 However, given the uneven distribution of income and wealth within the region which 
impacts upon households ability to access housing, the pattern of new completions may 
work against the delivery of mixed communities.  Whilst it is beyond the scope of this 
study to consider how far mixed communities are being delivered through new 
development, the pattern of new completions clearly has a role to play in countering some 
of the outcomes that would arise were the market left to its own devices. Primarily this is 
through delivering new market and affordable housing on the same sites and therefore 
limiting the polarisation of communities as a result of income.   

Occupancy Levels and Overcrowding 

4.45 The third consideration in answering the question ‘does it matter’ is whether new 
completions are delivering what is required by those in housing need.   

4.46 The previous analysis in this section demonstrates that new completions can only make an 
impact on the stock over relatively long periods of time.  Furthermore, it is income and 
wealth which then determines whether households can access the housing that they may 
need or even aspire to.   

4.47 However, new completions are one of the main contributions to housing those households 
who fall into housing need (along with re-lets within the existing stock of social rented 
dwellings).  To what extent does the evidence suggest that new completions are meeting 
the needs of these households? 
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4.48 One way of examining this is to look at the level of occupancy and over crowding within 
the social housing sector.  Occupancy and over crowding is measured by the bedroom 
standard, the most widely used and recognised measure of the number of bedrooms a 
household of a particular size is deemed to need.5 

4.49 The rate of overcrowding overall in the South East is in line with the average for England 
as a whole, at 6% of all households.  London has a much higher rate of overcrowding, with 
17% of households in overcrowded accommodation.   Analysed by tenure, only 3% of 
owners in the South East live in overcrowded conditions, but 15% of social tenants and 
15% of private rented tenants lived in overcrowded conditions in 2001.  This is 
comparatively higher than both the South East and East of England where respectively 
11% and 12% of social tenants live in over crowded conditions and 14% of private rented 
tenants in the South West and 12% in the East of England were living in over crowded 
conditions. 

4.50 Over the period 1999/2000 – 2004/2005 in England as a whole, dwellings in ownership 
have become less overcrowded with a 21% decline in the number of dwellings two or more 
below standard and an 11% rise in the number at two or more above standard.  At the same 
time however this is offset to some extent by the 8% increase in dwellings that are one 
below standard.  However, whilst only 3% of households in owner occupation in the South 
East are deemed to be overcrowded, in London the figure is 10%. 

4.51 The social rented sector by contrast has seen a 36% rise in the number of dwellings at two 
or more below standard, a 5% decline in the number at one above standard and a 10% 
decline in the number at two or more above standard.  There has also been a 13% fall in the 
number at standard. 

4.52 These figures have obvious implications for the health and educational welfare of children 
in the region.  There is a considerable body of evidence relating to the impact of 
overcrowding in housing on the health and educational attainment of children.  
Furthermore, Black and Minority Ethnic households are disproportionately affected as they 
are more likely to live in overcrowded conditions than the wider population.   

4.53 Despite a 14% rise in the number at one above standard in the private rented sector, there 
has been considerable growth in the number of properties at two or more below standard 
(118%) and at one below standard (63%).  This goes alongside a 13% rise in the number of 
dwellings at standard over the period.  Thus, there is a growing polarisation between the 
living standards between those who are able to access owner occupied housing and those 
that rely on the social housing sector. 

4.54 It is important to note that overcrowding has probably worsened since 2001, in the social 
housing sector through growing pressures and in the private rented sector through the large 
numbers of in migrants from the A8 EU countries.  

4.55 In the debate about overcrowding particularly in the social housing sector, it is worth 
noting that 26% of households in the South East have one bedroom more than deemed 
necessary on the basis of the bedroom standard, and 17% of tenants have two bedrooms 
more than they are strictly deemed to need.  The comparable figures for private rented 
sector tenants in 2001 in the South East were 26% having one bedroom more than deemed 
necessary, and 30% having two bedrooms more than they are strictly deemed to need.    

                                                      
5 Households that have an Occupancy Rating of –1 have one two few bedrooms in relation to their household 
size and are therefore considered to be overcrowded  
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4.56 However, recent policy has concentrated on the provision of smaller units (in response to 
demographic trends and locally defined housing needs).  The majority of bids to the 
Housing Corporation from the South East for 2006-8 were for 2 bed properties with the 
minority for three beds or larger.  Allocations were in line with this, despite evidence from 
Housing Registers suggesting a high level of demand across the region for larger homes.  

4.57 The interim report of the South East Housing Board’s Over Crowding sub-group also 
highlights the impact that the Right To Buy has had on the stock of social rented homes in 
the South East.  32% of the region’s social housing stock has been lost to RTB since 1980 
and although data on the type and size of properties sold is lacking, a disproportionately 
large proportion of larger properties are thought to have been sold, particularly those with 
gardens. 

Conclusion 

4.58 Based on the evidence presented in this section there appear to be a number of issues 
suggesting that the size and type mix of new development matters: 

• There is a problem in terms of the social housing sector.  This can be evidenced by the 
levels of overcrowding in this sector.  In contrast, households who are able to access 
owner occupied housing are unlikely to live in overcrowded conditions and are, to a 
certain extent, able to chose the amount of space that they occupy within the 
constraints of their budget.    

• There is a growing overcrowding problem in the private rented sector and even in the 
owner occupied in London.  The former may have grown worse with A8 in-migration.  
Overcrowding in the private sector is primarily an issue associated with affordability.  
An issue is how high a priority is this for public investment. 

4.59 Given the relatively substantial stock of detached, larger houses in the South East region 
the completion of relatively high proportions of flats and smaller dwellings in recent years 
does not appear to present a particular problem for the region at the moment.  However, if 
current patterns were to continue into the future i.e. if the proportion of flats completed in 
recent years represents a permanent shift in the type of dwellings delivered this would have 
significant implications in the longer term.   

4.60 Emerging evidence suggests that the stock of dwellings in the region is dynamic and that 
households extend and convert their properties to provide more space (and that this is as 
significant to the creation of large dwellings in the region as new build).  On the one hand, 
this means that there should be less concern about the decline in the completion of new 
larger dwellings, since larger dwellings are being created through extension and 
conversion.  On the other hand it is important to note that much of the stock of dwellings 
now being built are not flexible: flats do not lend themselves to being extended.    
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5 SUB-REGIONAL CASE STUDIES 

5.01 This section provides a brief overview of the pattern of completions in six different 
strategic housing market areas within the South East.  There are a number of criteria that 
have informed the selection of case studies. 

• First, all the case study areas are based on the strategic housing market areas identified 
by DTZ in the analysis of Local Housing Markets undertaken for the Assembly and 
Housing Board and reflected in the SE Plan and Regional Housing Strategy.1  

• They are areas where there is likely to be significant new housing growth. If the 
Assembly and SEEDA wish to change the pattern of development, it is in many of 
these housing market areas that they will need to intervene if they are to have a 
significant impact at the regional level. 

• It is worth recognising that areas differ in terms of the pressure of demand (broadly 
demand is more robust on the west of London that to the east) and this may be a factor 
that has some bearing on the size and type mix of new development. 

• Areas also differ in the extent to which they are constrained by environmental 
designations, and the extent to which it will be possible to deliver housing growth on 
previously developed land.  The nature of sites available for development may have a 
bearing on size and type mix. 

• Finally, there is broadly a difference in housing markets that are closer to London and 
those in the region that are more distant.  Often proximity to London is associated with 
high demand, high land values and greater constraints on new development (though 
this is not true of Thames Gateway Kent). 

5.02 Therefore, the strategic housing markets analysed in this section include the following (the 
full list of authorities is included in Appendix 1: 

• Berkshire – comprising two sub-regional markets; the sub-regions, particularly the 
west are identified for significant housing growth.  The area is characterised by high 
demand and high prices; development is constrained in the inner area, which abuts 
London; it is rather less constrained further to the west. 

• North Kent – comprising Dartford, Gravesham and Medway; an area with 
considerable scope for development on previously developed land; and therefore 
identified for significant growth, but generally experiencing lower house prices than 
Berkshire and less buoyant market conditions.  Adjacent to London. 

• Hastings and Rother – a mixed urban and rural area.  Both Hastings and Bexhill are a 
focus for SEEDA intervention.  Historically the urban areas suffer from fewer demand 
pressures than elsewhere in the region, though this is changing, but the rural areas have 
major affordability issues.   

• Milton Keynes and Aylesbury Vale – part of the MKSM growth area and a key part 
of the overall strategy for delivery of new housing in the South East.  If there is 
somewhere where a different development mix could be most easily delivered it may 
be here, since growth is associated with a high proportion of greenfield development.  

                                                      
1 The case studies are comprised of complete local authorities.  For the purposes of this analysis we 
have excluded local authority areas that only fall partially within a housing market area.  For 
example, the South Hampshire case study excludes the parts of East Hampshire, New Forest, 
Winchester and Test Valley that fall into the South Hampshire Housing Market Area. 
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• Mid Hampshire – comprising Basingstoke and Deane, Winchester District, Test 
Valley and East Hampshire.  This will provide a contrast to the other areas in having a 
more diverse settlement structure, not being an area in need of regeneration, nor the 
highest demand area, while still being an area with proposals for significant housing 
growth. 

• South Hampshire (PUSH) – comprising the core authorities of Portsmouth, Havant, 
Gosport, Southampton, Eastleigh and Fareham, where significant growth is planned 
and where there is believed to have been significant new development of city centre 
apartments. 

5.03 It is also worth noting that the case studies embrace 5 out of SEEDA’s 8 diamonds for 
growth – Reading, Medway, Basingstoke, Milton Keynes and South Hampshire (the others 
being Gatwick, Oxford and Brighton and Hove).  Furthermore, Reading in Berkshire and 
South Hampshire (PUSH) have recently been awarded Growth Point status by Government 
which means they will benefit from additional capital and revenue funding from 
Government with the agreement to deliver a higher level of housing supply 2006-2016. 

5.04 The rest of this section provides evidence on the type and size of completions in recent 
years in each of the sub-regions and explains some of the differences between the sub-
regions and the South East by examining the sub-regional context.  There is distinction in 
the analysis between private and public sector completions.  Additional charts for each sub-
region are provided in Appendix 1.   
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Type of Completions by the Private Sector in the Sub-Regions 

5.05 In the South East in 2004/05 and 2005/06, flats and houses have been built in broadly equal 
proportions.  Figure 5.1 demonstrates that the sub-regions broadly mirror the pattern in the 
South East of a rising proportion of flat completions in recent years, with the exception of 
Berkshire and South Hampshire which have consistently delivered around 50% or more of 
completions as flats over the last 6 years. This may be explained by high house prices 
within Berkshire and rapidly rising prices in this sub-region between 1998-2002 (see 
Figures 5.2 and 5.3).  Berkshire has experienced prices in excess of the regional average.  It 
is also likely to reflect significant increase in completions in the urban areas of both 
Reading and Slough within Berkshire and in Portsmouth and Southampton within South 
Hampshire, where relatively high density development has been accommodated.   

5.06 Mid Hampshire, North Kent and Milton Keynes have seen rising proportions of flats over 
the 6 year period but the proportion of flats is still relatively low compared to the South 
East although figures for 2005/06 suggest the proportion of flats has increased in North 
Kent.  In Milton Keynes, discussions with developers suggest that the relatively low 
proportion of flats compared to other areas is explained by more significant greenfield 
allocations that have facilitated the building of more houses.   

Figure 5.1:  Proportion of Flats Completed, Private Sector 

  2000/01 2001/02 2002/03 2003/04 2004/05 2005/06
Berkshire 51% 40% 45% 49% 51% 53%
Mid Hampshire 7% 18% 29% 37% 41% 32%
South Hampshire  46% 49% 58% 61% 65% 70%
North Kent Medway 14% 17% 28% 39% 34% 43%
Hastings and Rother 0% 12% 26% 48% 37% 18%
Milton Keynes & Aylesbury Vale 12% 10% 18% 22% 29% 32%
South East 21% 27% 28% 37% 45% 53%

Source: NHBC.   

5.07 Hastings and Rother experienced a steep rise in the proportion of flats built in 2002-2004 
but this has since declined to 18% in 2005/06.  Hastings and Rother have relatively lower 
levels of house building compared to the other sub-regions which means that one or two 
relatively significant developments in a single year can dominate the data.   

5.08 In sharp contrast, in South Hampshire (PUSH) in 2004/05 and 2005/06 the proportion of 
flats has increased to 65% and 70% respectively, up from 46% in 2000/01.  Whilst 
Southampton and Portsmouth account for a significant amount of the expansion in flat 
development in South Hampshire, the data for individual local authorities shows that all 
have experienced an increase in the development of flats over the period.   

5.09 DTZ has been able to obtain data from Hampshire County Council on the type and size of 
completions in each of the local authorities.  The County Council still collates this data 
from individual authorities even though there is no longer a requirement from central 
Government to do this.  The local authority data covers all completions and is therefore 
more comprehensive than the NHBC data. However, when the two data sets are compared 
they reveal the same pattern of completions and therefore we can be relatively confident 
that the NHBC data does not have any particular bias.  The same is true for data for Milton 
Keynes. 
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Figure 5.2: Average house prices 

 
 
Figure 5.3: Indexed Trend in Average House Prices 
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Type of Completions by the Public Sector in the Sub-Regions 

5.10 Two thirds of public sector (RSL) completions in the South East were flats in 2004/05 and 
2005/06.  Again, Berkshire has had a consistently high level of flatted development over 
the last 6 years.  This is likely to reflect the fact that significant levels of affordable housing 
have been delivered through new private flat development in Reading and Slough in 
particular (Figure 5.4).  By contrast, Mid Hampshire has retained a relatively high level of 
development in the form of houses (with the exception of 2004/05) over the entire period.  
In South Hampshire the proportion of flats has climbed to 75-80% in 2004/05 and 2005/06.   

Figure 5.4: Proportion of Flats Completed, Public Sector 

  2000/01 2001/02 2002/03 2003/04 2004/05 2005/06
Berkshire 69% 49% 55% 69% 66% 65%
Mid Hampshire 32% 31% 57% 50% 62% 57%
South Hampshire  29% 48% 41% 57% 80% 75%
North Kent Medway 25% 24% 60% 44% 71% 46%
Hastings and Rother 0% 0% 24% 15% 0% 57%
Milton Keynes & Aylesbury Vale 16% 6% 41% 29% 45% 60%
South East 33% 34% 38% 46% 66% 65%
Source: NHBC 

 

Size of Completions by the Private Sector in the Sub-Regions 

5.11 In terms of the size of new dwellings, in the South East as a whole, there has been a 
significant increase in the proportion of smaller dwellings particularly 2 bedroom units 
over the last 6 years.  In the private sector there has been a decline in the proportion of 1 
bedroom dwellings over time.  The increase in the proportion of 2 bedroom dwellings is 
mirrored in all of the sub-regions, although in Berkshire the increase over the last 6 years 
has been marginal, though high levels of 2 bedroom dwellings have been delivered in this 
sub-region consistently over the last 6 years (Figure 5.5).  Apart from 2002, over the last 6 
years the majority of completions in Berkshire have been 2 bedrooms or less in size.   
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Figure 5.5: Size of Completions, Number of Bedrooms, Berkshire 

 

5.12 In Mid Hampshire, North Kent, Hastings and Rother and Milton Keynes & Aylesbury Vale 
completions over the last 6 years have contained a relatively high proportion of 3 and 4 
bedroom dwellings.  The majority of dwellings completed in all of these sub-regions are 3 
bedroom or larger (see Figures 5.6, 5.8, 5.9, 5.10). In North Kent and Hastings and Rother 
this may reflect less severe demand pressures than the other sub-regions.  In Milton Keynes 
much development occurs on essentially greenfield land, which facilitates development of 
a mix of dwellings including  a significant number of  larger houses,  even though there has 
been a considerable increase in the building of low rise flats (see Section 2). 

5.13 In contrast to the South East and most of the other sub-regions, South Hampshire has 
experienced an increase in  the completion of 1 bedroom dwellings in the private sector as 
well as 2 bedroom dwellings (see Figure 5.7).  Together these account for over 70% of 
completions in the last 2 years.   
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Figure 5.6: Size of Completions, Number of Bedrooms, Mid Hampshire 
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Figure 5.7: Size of Completions, Number of Bedrooms, South Hampshire (PUSH) 
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Figure 5.8: Size of Completions, Number of Bedrooms, North Kent Medway 
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Figure 5.9: Size of Completions, Number of Bedrooms, Hastings and Rother 
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Figure 5.10: Size of Completions, Number of Bedrooms, Milton Keynes 

 
 

Size of Completions by the Public Sector (RSLs) 

5.14 The size of public sector (RSL) completions in the South East has declined over recent 
years as the proportion of 2 bedroom dwellings has increased.  However, over the last 6 
years the proportion of 1 bedroom dwellings has remained consistent at around 20% or less 
of all completions.  

5.15 Berkshire appears to mirror the pattern in the South East as a whole and also reflects the 
pattern of private sector output in the sub-region (see Figure 5.11).   
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Figure 5.11: Size of Completions, Public Sector, Number of Bedrooms, Berkshire 

 
 

5.16 In all of the sub-regions 2 bedroom dwellings account for the highest proportion of 
dwellings completed over the last 6 years and the majority of dwellings completed for the 
public sector are 2 bedrooms or less with the exception of Hastings and Rother in 2001-02 
and Milton Keynes in 2002.  In Berkshire, Mid Hampshire and South Hampshire, the 
proportion of 3 bedroom plus dwellings has declined over the 6 year period (Figures 5.11, 
5.12 and 5.13). 
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Figure 5.12: Size of Completions, Public Sector, Number of Bedrooms, Mid Hampshire 
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Figure 5.13: Size of Completions, Public Sector, Number of Bedrooms, South Hampshire 
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Figure 5.14: Size of Completions, Public Sector, Number of Bedrooms, North Kent Medway 

 
Figure 5.15: Size of Completions, Public Sector, Number of Bedrooms, Hastings and Rother 
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Figure 5.16: Size of Completions by Public Sector, Number of Bedrooms, Milton Keynes 
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5.17 The characteristics of households in each of these sub-regions does not differ markedly 
from that to be found in the South East.  Only Hastings and Rother appears to have a 
profile that differs significantly from the region as a whole and from the other sub-regions.  
Figure 5.17 shows that around two-thirds of households in the South East have either 1 or 
two members. Hastings and Rother has a higher proportion of such households (71%) 
which reflects the high proportion of elderly households in the sub-region.  

Figure 5.17: Household Size 

.  
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5.18 The majority of households in the South East are couple households with children (28%), 
and couple households without children (19%). The proportion of such households is 
higher in Mid Hampshire and Milton Keynes. Across the South East, elderly households 
account for a total of 24% of all households. This proportion is far higher in Hastings and 
Rother (32%). The proportion of single adult households is fairly uniform across the region 
at between 13% and 15%. 

Figure 5.18: Households by Type 

.  

 

5.19 Figures 5.17 and 5.18 show that the variation in the type and size of completions across the 
sub-regions cannot be adequately explained by the differences in the types and sizes of 
households (covered in Section 3).   

5.20 Over half of all households in the South East (53%) are in accommodation that is classed 
as ‘severely under-occupied’, according to standard occupancy ratings.  In practice, this 
means that many households can afford to occupy more space than required by their very 
basic needs.  Just 6% of households are in housing that is classed as overcrowded. The rate 
of overcrowding is highest in Berkshire - an area which is typified by a low level of 
affordable dwellings and the sub-region which has delivered consistently high proportions 
of flats and smaller dwellings in recent years in both the private and public sector.  
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Figure 5.19: Overcrowding 

.  

 

5.21 As illustrated in Section 4 of this report, recent completions need to be considered in the 
context of the stock of dwellings available within the sub-regional housing market areas.  
Figure 5.20 and 5.21 show that although Berkshire has completed a high proportion of flats 
and small dwellings in recent years the sub-regions within Berkshire have a relatively high 
proportion of detached and large dwellings in the existing stock.  To some extent, recent 
completions can be seen to be rebalancing the nature of the stock within Berkshire.  
However the relatively high levels of overcrowding suggest that there remains some cause 
for concern.  

5.22 By contrast, in South Hampshire, the stock of dwellings contains a relatively higher 
proportion of flats and terraced dwellings and dwellings with less than 5 rooms.  Combined 
with significant delivery of flats and small dwellings in both the private and public sector 
in recent years this is likely to exacerbate the bias within the housing stock in this sub-
region.   
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Figure 5.20: Dwellings by Type 
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Figure 5.21: Dwellings by Number of Rooms 
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Conclusion 

5.23 In 6 sub-regional housing market areas in the South East where there is likely to be 
significant housing growth in the future there are differing housing market pressures and 
local factors in operation.  However, in the market sector, recent trends in the pattern of 
completions have broadly mirrored the South East as a whole. 

5.24 All 6 sub-regions have experienced an increase in the proportion of flats and small (2 
bedroom or less) dwellings.  Although in Berkshire around half of the private sector’s 
output over the last 6 years has been flats which is higher than in the South East as a whole 
and in South Hampshire the proportion of flats completed for the market is higher than any 
other sub-region.  By contrast, the proportion of flats and small dwellings delivered in the 
private sector in Milton Keynes was lower, the sub-region has retained a relatively high 
proportion of houses and larger dwellings in its new completions. 

5.25 The public sector output has mirrored the private sector in most sub-regions with an 
increasing proportion of flats and smaller dwellings being completed over the last 6 years.  
However, North Kent Medway and Milton Keynes & Aylesbury Vale have retained a 
relatively balanced provision of different sized dwellings over the last 6 years and a 
relatively high proportion of larger dwellings in some years, in contrast to other sub-
regions. 
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6 RECOMMENDATIONS: WHAT CAN AND SHOULD BE DONE? 
 
6.01 In the light of the evidence about how and why the type and size of dwellings being 

completed in South East England over recent years, how should the Assembly, and SEEDA 
respond?  Clearly this depends on two key questions: 

 
• First, the public sector agencies responsible for housing and planning need to decide 

‘are the changes that have occurred in the output of the housebuilding industry 
observed in recent years are a source of concern’: that is, they run counter to the 
achievement of important public objectives. This report suggests that the changing 
output of the housebuilding industry is a source of concern, though it is rather early to 
say how long lived the changes that have occurred will be. This conclusion prompts 
the second key question.   

 
• Are the changes that have been observed likely to be long lived or are they purely 

short term in character?  If what is being observed is a purely cyclical phenomenon, 
then there is much less cause for concern than if the change in the output of the 
housebuilding industry observed in recent years represents a permanent shift; or may 
even represent the beginning of a trend that has someway to go before it reaches it 
peak.  This report suggests that there is an element of cyclical adjustment in what has 
happened, but that the current planning regime is likely to make it difficult to return to 
the pattern of output of the mid 1990s.  

 
6.02 The conclusions of this study are necessarily provisional.  Only time will tell for certain if 

the current high proportion of housing completions that are flats will be maintained, 
increase or fall in the future.  Much many depend on the state of the housing market.  It is 
easy to forget that we have lived through a long period characterised by a rising housing 
market.  Market demand and development economics would almost certainly be very 
different if the market entered a period of falling house prices, and might therefore result in 
a significantly different pattern of development – provided the planning system adapts to a 
new market environment.   

 
6.03 However the public agencies responsible for housing and planning need to take action now 

to identify what action they can take if current patterns of new housebuilding persist and 
are deemed to be undesirable.  In developing recommendations DTZ has had regard to the 
CIA (Control, Influence, Accept) model, a model that helps public authorities think 
realistically about how they can achieve their objectives, and hence how to prioritise their 
management and research resources in responding to any issue.  The model is represented 
by a triangle as shown in Figure 6.1. 

 
 

 
 
 
 
 
 
 
 
 
 
 

 

CONTROL

INFLUENCE 

      ACCEPT 
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6.04 Control: The public sector agencies responsible for housing and planning have more 
control over the output of the housebuilding industry than any other market sector in the 
country, through control of change of land use, the award of planning permission and the 
enforcement of Building Regulations.  However it is important for the public sector to 
recognise that that its control is essentially negative: it can stop housing from being built, 
but it cannot force landowners to release land for development, nor force housebuilders to 
build new homes.  There is a disputed area about how far the public sector can or should 
determine the size and type of dwellings provided by the market sector.   

 
6.05 In contrast, the public sector should be able to exert control – if it is so minded to do – over 

the design, type and size mix of development where it is part funding the development.   
Thus the Housing Corporation has the power through allocation of grant to, in effect 
control, much of the output of the RSL sector.  Similarly it could be argued that planning 
and housing bodies should be able to exert control over the type and size mix of 
development on publicly owned land. In practice the desire, or need, of the particular 
public sector landowner to maximise land values, sometimes under direction from HM 
Treasury, mean that public sector landowners and their development partners are no more 
amenable to control by housing and planning authorities than private developers.  

 
6.06 Influence: In practice while planning authorities exert considerable control over where 

housing development can occur, provided they allocate enough land to meet targets set by 
central government, the planning system may be thought as operating largely in the sphere 
of influence.  Planning policies determined at local level will often be subject to challenge 
through the appeal process, an indication that local planning cannot always control the 
outcome of development.  There are sound reasons why local authorities should not seek to 
be prescriptive in terms of many aspects of market housing provision.  The market plays a 
valuable function in allocating scarce resources and interpreting market demand at any 
point in time.   

 
6.07 Accept:  It must be accepted that many aspects of the housing market are not amenable to 

control by any public sector agencies, still less those directly responsible specifically for 
housing and planning decisions.   In particular regional agencies have no control over the 
national economy and interest rates, which are important determinants of housing market 
confidence.  The pressure of demand, as reflected in house prices, is not amenable to 
control, not really of influence, given the wide variety of factors that determine house 
prices, demand and supply.  Certainly at regional level public agencies can do little about 
affordability in the market sector, and it is debatable how much influence even national 
government has on this.  

 
6.08 The CIA model provides a useful framework for thinking about recommendations.  DTZ’s 

recommendations are set out under three broad headings and after each recommendation 
we indicate whether it falls into the sphere of ‘control’, ‘influence’ or ‘accept’: 

 
• Improving Intelligence on the Type and Size Mix of New Development 
• Addressing the Type and Size Mix of Affordable Housing Provision 
• Influencing the Type and Size Mix of Market Developments  
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Improving Intelligence on the Type and Size Mix of New Development 
 
6.09 Good intelligence is essential to inform the debate about the whether the type and size of 

dwellings being built in the South East of England will meet current and future housing 
demand and need in an optimal way.  It is important to know the absolute and relative 
numbers of dwellings being built in the South East broken down by type and size.  Ideally 
one would also want to be able to anticipate the likely outcome in terms of completions 
broken down by type and size for future years. 

 
6.10 There are two ways in which this data can be collected.  Local authorities have to monitor 

the number of dwellings completed in their area on an annual basis and report this in their 
Annual Monitoring Reports.  They could be asked to monitor completions by house type 
and size, and report this in their AMR.  In DTZ’s experience relatively few local authorities 
currently do this, though we note that up until 2001 they were required to do so by the then 
Department of the Environment, Transport and the Regions and to report this in their 
Statistical Returns to central government.  

 
6.11 We do not know why the DETR decided remove the requirement to monitor housing 

completions by type and size in 2001. It may well have been that it became apparent that 
this data was being collected by the NHBC, and therefore it was deemed unnecessary for 
local authorities to collect this data.  The NHBC’s data is an invaluable source of 
information, capturing data on dwelling type and size for around 80% all completions in 
the South East, and most of the evidence presented in this report is derived from the 
NHBC.  

 
6.12 In the light of the existence of the NHBC data should the Assembly expect local authorities 

to monitor dwellings by house type and size?  This would seem to duplicate the work of the 
NHBC, which in DTZ’s view represents an effective way of capturing the data without 
placing an additional burden on local authorities.  However there would be merit in the 
Regional Assembly in negotiating with the NHBC to enhance access to the data the 
organisation holds.  Specifically: 

• There would be merit in exploring if it would be practical for the NHBC to release 
data on house type and size for the South East as a whole on a quarterly basis.  At the 
moment the NHBC produce a quarterly statistical bulletin that includes a table (Table 
17) on the type of completions by regions.  If the Assembly had access to the absolute 
numbers on both house type and size on a quarterly basis it could monitor the pattern 
of change during the course of the year.  Failing this it might be possible for the 
Assembly to negotiate earlier release than is currently the case for the full year’s data 
for the South East. 

• The NHBC does not publish data on completions by house type and size for individual 
local authorities, though it holds such data.  Such data would be of value to individual 
local authorities, particularly as they develop Local Development Frameworks.   
Analysis of how the mix of house types and size has changed at a local level should 
form part of any Housing Market Assessment – but in the absence of local authority 
monitoring this will need to be accessed from the NHBC. The Assembly could take 
the lead on behalf of local authorities to access this data and make it available.  

 
6.13 These actions would help to improve the flow of information on how the type and size of 

dwellings being built is changing over time.  However these improvements only provide 
information on what has already happened in a more timely way.  They do not provide any 
basis for anticipating how house type and size will change in the near and medium term.   
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Yet it would be possible to establish a system that enables such predictions to be made with 
reasonable accuracy. 

 
6.14 Discussion with housebuilders indicate that in the majority of cases the type and size mix 

of a scheme is known at the point at which local authorities issue a Resolution to Grant 
Planning Permission.  (Scheme details will often not be clear when an outline planning 
permission is granted though the new requirements under Design and Access Statements 
should improve the information about outline applications).  It will often be some 
considerable length of time before full planning permission is granted, since it takes time to 
negotiate all the conditions and in particular the Section 106 agreements between 
authorities and the developer.   

 
6.15 Monitoring the type and size mix of schemes at the point at which a Resolution to Grant 

Planning Permission is therefore an ideal stage at which to monitor the planned dwelling 
type and size mix of schemes across the South East, and provide early indication of trends.   
It is a superior indicator to monitoring the size and types of housing starts, because across 
the industry most dwellings are completed within a year of starting; and the Resolution to 
Grant will often be a year to two years before the start on site.  It would be beneficial if 
developers submitted a schedule with their planning applications setting out the number of 
properties proposed by house type, number of bedrooms and floorspace of each type of 
dwelling to aid this process. 

 
6.16 DTZ recommend that the Assembly initiates a pilot scheme with the authorities in a 

number of sub-regions to monitor dwelling type and size proposed at the Resolution to 
Grant stage.  The aim should be to have a representative range of authorities collecting such 
data so that general conclusions about future trends in the type and size of completions two 
years hence can be anticipated with reasonable certainty.   This approach has the merit of 
avoiding laying an additional burden to monitor data on all local authorities.  Good quality 
data from a representative group of authorities will be of more value to policy makers than 
doubtful data from many.   

 
 

Recommendations on Monitoring of Type and Size of Completions 
 

 
1. The Assembly should negotiate with NHBC to provide data on the type and size of 

dwelling completions in the South East, and to make data available at individual local 
authority level on an annual basis. (Control) 

 
2. The Assembly should identify a representative sample of local authorities in the South 

East that would be willing to monitor and provide data on the size and type mix of 
planned new developments at the point at which Resolution to Grant Consent is given. 
This information should include the number of bedrooms in each property and the 
overall floorspace – the Assembly will need to provide banding for floorspace 
measurements to that they can be compared meaningfully (Control) 
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Addressing the Type and Size Mix of Affordable Housing Provision 
 
6.17 This study has identified the growing level of overcrowding in the social housing sector. 

The national government definition of overcrowding is, in many people’s view, a far from 
generous definition of the number of bedrooms that a household needs.   It is thus a serious 
issue that many households who rent from a local authority or a housing association live in 
dwellings that are judged to be too small for their needs.   There is extensive literature on 
the ill-effects of overcrowding on health and educational prospects.  Consultations 
undertaken as part of this study have confirmed the perceived need to increase the supply 
of larger affordable dwellings for rent. 

 
6.18 Addressing the issue is within the control of government at both national and local level, 

but is a matter of resources and priorities.  The Regional Housing Board and individual 
local authorities need to develop strategies to deal with overcrowding and determine the 
priority that should be given to investment to address the problem.   

 
6.19 The issue of priorities can be simply illustrated.  One solution to the problem of 

overcrowding in social housing is to build larger affordable housing units to provide the 
scope to re-house those living in overcrowded conditions.  However if this is to be done on 
any scale, within existing Housing Corporation resources, it necessarily means that the total 
output of affordable housing will fall, since larger dwellings are more expensive to build 
than small dwellings, and therefore require a higher level of grant.   

 
6.20 What is true of Housing Corporation funds is equally true of the cross subsidy of affordable 

housing secured out of land values through the use of Section 106 agreements.  Developers 
may be willing to agree to the development of larger affordable housing units as part of 
Section 106 agreements, but if they do so, they will expect to deliver fewer units, since the 
implicit land value subsidy is greater for a large unit than a small unit.  Authorities will find 
it even harder to achieve their affordable housing quotas and associated targets.   

 
6.21 Of course the issue of overcrowding is not the only issue associated with the type and size 

mix of affordable housing.   There has always been concern about the implications of 
housing families, especially those with children of school age, in flats.  During the 
consultations undertaken for the study, mention was made of the growing management 
problems associated with mixed tenure ownership: conflicts between owners and social 
housing tenants; but equally tension between social housing tenants arising from the 
behaviour of some private tenants.  

 
6.22 However, addressing the issue of overcrowding in the social housing sector and the issue of 

social sustainability and management of mixed tenure housing blocks does not necessarily 
imply the need for increased building of larger affordable housing units.   

 
6.23 Alternative approaches to addressing the issues include action to reduce under-occupation 

by social housing tenants. This study has highlighted the significant numbers of social 
housing tenants that occupy dwellings larger than they need.  Authorities could develop 
strategies to encourage those under-occupying their home to move to a new affordable 
home.  The cost to the public purse of such approaches is likely to be less than building 
new large units.  However, strategies that encourage people to move are also likely to entail 
other costs such as incentives to move, marketing and staff resources so these costs would 
need to be weighed against the benefits of making better use of the social rented stock and 
the resources available to local authorities.   
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6.24 An example of the sort of approach that might be adopted would be as follows.  Many of 
those that under-occupy social housing are elderly tenants, who are both reluctant to leave 
their home of many years, and concerned about the stress involved in moving.  However 
authorities could free up larger dwellings by offering smaller units to older people living in 
large dwellings.  Experience suggests that authorities would need to offer a very attractive 
product – say a new two bedroom flat in a good location and help with moving and 
associated expenses – if they are to be successful in persuading people to leave their home 
of many years.   

 
6.25 An alternative approach would be to explore the scope for extending existing dwellings to 

help create dwellings for larger families.  However, this is not helped by the fact that a 
large proportion of the social housing stock comprises flats, and hence cannot be extended.  
Even many houses do not lend themselves to extension.  Moreover many larger dwellings – 
those suitable for conversion – are occupied by long standing tenants who under-occupy 
the dwelling.  Thus the issue comes back to whether there are strategies to encourage 
existing tenants to move to a different dwelling, so that the authority can undertake the 
work to extend the dwelling and then relet to a family who needs that size of dwelling. 

 
6.26 Notwithstanding the scope to encourage better utilisation of the existing stock of social 

housing to address the issue of both under-occupation and overcrowding there may well be 
perceived to be a need to increase the output of larger affordable homes, in particular social 
rented houses.  Assuming this to be the objective, then a number of changes need to be 
made to policy and practice. 

 
6.27 First, there is a need for local housing authorities to clearly articulate the need for larger 

dwellings in their local housing strategies and to evidence this need.  A key task is to 
analyse the household characteristics of those that the authority is actually housing, since 
the size and type of new affordable housing required should be determined by reference to 
the needs of those in priority housing need rather than the totality of all households in 
housing need since many households who are not in priority need are unlikely to be 
allocated affordable housing.   

 
6.28 This point can be illustrated with an example.  A typical Housing Needs Assessment may 

say that, based on the size of all households in need of affordable housing, there is a need 
for 40% 1 bed units, 50% 2 bed units and only 10% 3 bed or larger units.  In fact the 
housing authority is only ever likely to house 20% of all those in need.  The characteristics 
of the households in priority need may differ markedly from the characteristics of all 
households in need.  For example families often are accorded high priority in allocations 
priorities.  Thus those in priority housing need may indicate a need for 50% 3-bed 
properties, 30% 2-bed units and only 20% one bed units.   

 
6.29 Second local authorities need to develop a strategy to deal with overcrowding.   As 

indicated above it may be possible to deal with overcrowding by making better use of the 
existing stock of social housing. It may not be necessary to build new larger homes for rent.  
However new dwellings may serve a valuable purpose in helping to free up existing 
housing stock by providing attractive new properties into which those tenants under-
occupying space are willing to move.  This strategy needs to articulated to the authorities’ 
own planning departments, to RSLs and to the Housing Corporation, so that all parties are 
clear about the size and type of social housing units that the authority needs to meet its 
housing objectives. 
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6.30 If there is a clear need, particularly on an ongoing basis for larger dwellings to meet the 
housing authority’s requirements, this needs to be reflected in planning policy.  There may 
be a need for flexibility in negotiating Section 106 agreements if the authority wants larger 
houses rather than lots of flats.  Larger houses will be more expensive for a developer to 
provide (depending on the scale of Housing Corporation grant), and an authority may 
therefore need to compromise in terms of achieving its target quota of affordable housing.   
To build this flexibility into policies, local authorities should consider setting affordable 
housing targets not in terms of units, but either on the basis of habitable rooms, bedrooms 
or floorspace provision of affordable housing – always bearing in mind the impact on 
development economics. 

 
6.31 However even with such flexibility within planning policy, authorities may find it very 

difficult to secure provision of larger houses for social rent, if the types of sites coming 
forward for development are predominantly suited to flats.  In these cases authorities may 
wish to negotiate commuted payments in lieu of on-site provision of affordable housing.  In 
authorities with limited land suited to building of new houses, the only way to secure larger 
units of affordable housing may be to purchase existing houses.  This may become a very 
cost effective way of providing new affordable housing if the housing market slips into a 
downswing, and may be an effective way of helping to avoid some of the ill effects of the 
housing downswing.   

 
6.32 If it is determined that there is a need to change the output of the affordable housing sector 

over time, to reduce the output of flats and increase the output of houses, then this needs to 
be taken into account in the identification of land for new housing development.  
Authorities should identify a mix of sites, some suited to development of flats, others better 
suited to provision of houses, and accept that it in some areas they may need to develop 
greenfield sites ahead of brownfield sites to ensure they get what they most need in terms 
of the type of affordable housing built.  For authorities operating in very constrained 
circumstances, greater use should be made of out of Borough development and cross-
border allocation policies or development of allocations policies that operate across the 
sub-regional housing market.   

 
6.33 To deliver a higher proportion of larger dwellings for social rent would also require a 

change in outlook by the Housing Corporation.   There is a tendency across all central 
government for the way in which targets are set, to produce changes in behaviour, which 
are not always anticipated or deemed desirable.   

 
6.34 As regards the Housing Corporation’s National Affordable Housing Development 

Programme there has long been an emphasis on maximising value for money measured by 
the number of units delivered for a given sum of public sector funding.  Grant per unit has 
therefore been a key consideration in funding.  Not surprisingly a focus on grant per unit 
encourages RSLs to bring forward smaller developments that they might otherwise do, 
because they require lower levels of grant funding, and are more likely to secure grant 
funding.  Were associations to bring forward schemes involving larger dwellings these 
would be more grant hungry. 

 
6.35 The Housing Corporation has recognised the potential way in which a performance target 

based on grant per unit, may result in a bias in the programme to fund small units.  It has 
therefore started to monitor the grant per person awarded.  However if this is to have an 
impact on the number of larger dwellings funded it will be important for grant to person to 
be an important part in the decision to award grant to schemes.  It is also important that 
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local authorities feed into RSLs evidence of their need for larger dwellings and that RSLs 
then reflect that in their bidding processes. 

 
 

Recommendations Relating to the Size and Type Mix of Affordable Housing 
 

 
1. The Regional Housing Board and individual local authorities should develop strategies to deal 

with overcrowding and determine the priority that should be given to investment to address the 
problem.  These strategies need to identify the role that new housing provision is expected to 
play in these strategies.  (Control) 

 
2. Local authorities should become more sophisticated in their analysis of what type of 

affordable housing provision they need.  The mix of new affordable housing needed should be 
determined by reference to the characteristics of those in priority need, and not by reference to 
the characteristics of all households in need, since many of these households are unlikely to be 
allocated affordable housing. (Control) 

 
3. Local authorities, working in partnerships with RSLs, should incorporate an assessment of 

social sustainability into their allocation policies, to minimise the prospects of management 
difficulties emerging.   The issues are greatest in large mixed tenure blocks of flats, but need 
also to be taken into account in planning new neighbourhoods. (Control) 

 
4. Regional and local strategies for overcrowding and social sustainability should inform what 

local authorities ask RSLs to provide, and hence the type of schemes that RSLs put forward 
for funding; but they should also inform discussion with developers regarding the size and 
type of affordable housing provision as part of mixed tenure development. (Control) 

 
5. If local authorities are seeking to increase the provision of larger affordable housing dwellings 

of mixed tenure development sites they will need to be flexible in their negotiations with 
developers, since they will not be able to secure the same number of larger units through s106 
agreements as small units. (Control) 

 
6. In the longer term authorities should consider moving from affordable housing targets based 

on a quota of units, to a quotas based on floorspace, habitable rooms or bedrooms.  At the 
same time authorities need to develop a stronger appreciation of development economics, so 
they can assess the implications of changes in the size and type mix of affordable housing on 
scheme viability. (Control) 

 
7. In developing a revised Housing Strategy for the South East, the South East Housing Board 

and the Assembly should consider introducing a target or targets that reflect the need to secure 
a range of different sized affordable dwellings, for example including a proportion of larger 
affordable homes.  Development of such a target should be informed by the analysis of those 
households in priority need on the housing registers across the South East (recommendation 2) 
and the availability of different types and sizes of dwellings within the existing stock of 
affordable housing. (Influence) 

 
8. If the local housing strategy identifies the need for more family houses, then there is a need to 

ensure that sites are identified through the planning system that allows for development of 
such dwellings.  Often this will mean ensuring that sites are allocated for development that are 
suitable for development of houses as well as flats within each five year period of the plan. 
(Control) 
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9. If the output of family houses for social renting is to be increased this will need to be reflected 

in the allocation decisions made by the Housing Corporation.  A shift to measuring the number 
of people housed by the affordable housing development programme as the key measure of 
success, rather than the number of units built would help this, and encourage the use of grant 
per person to become the key measure of Value for Money.  (Control) 

 
 

Influencing the Type and Size Mix of Market Developments 
 
6.37 Previous sections have highlighted that one factor that has led to the growing emphasis on 

provision of flats and smaller units is competition for land.   Potential purchasers of land 
bid up the price of land by assuming ever more dense levels of development, knowing that 
in general local authorities are not adverse to approving high density developments.  

 
6.38 One clear means of addressing this problem is for local authorities to develop policies 

regarding the appropriate density of development for different sites.  DTZ has the 
impression that authorities in recent years have focused on minimum density requirements, 
but have increasingly moved away from expressing a view about the maximum density that 
is appropriate on particular sites, or within particular neighbourhoods. Whilst the draft 
South East RSS supports higher densities across the region this does not imply that they 
should be very high, though developers in some locations will make assumptions about 
density levels so it would be worth setting out the parameters of acceptability in different 
locations.  This could also be achieved by setting out expectations about design standards 
early on in the development process – appropriate densities being the outcome of good 
design.   

 
6.39 Re-establishing the notion of maximum density levels or broad design parameters would 

help to moderate the inflation of land prices arising from each successive bidder assuming 
they can build at higher density than previous bidders.  However, the appropriate density 
for a particular development also needs to be considered in relation to other factors such as 
the need to support public transport or other services.   

 
6.40 One implication however of establishing upper limits on density, is that this would, unless 

accompanied by enhanced action to increase the supply of housing land, lead to a decline in 
completions.  DTZ endorse the objectives set out in PPS3: Housing (published in 
November 2006) that authorities should allocate sufficient housing land to deliver the first 
five years of the housing trajectory; and allocate where ever possible land for a further 10 
years, or at minimum identify broad areas of growth.   

 
6.41 DTZ would emphasise how important it is that land identified for the 5 year supply of land 

is genuinely available for development in the period, and that authorities are able to 
maintain the land supply on an ongoing basis; so that one year into the 15 year period, new 
land that is genuinely available for development is coming on stream and the 5 year supply 
maintained at all time.  PPS3 also provides guidance on the conduct of Sub-Regional 
Housing Land Availability Assessments.  This policy is new and most authorities in the 
South East will not have considered undertaking or undertaken such studies. However, 
DTZ consider that they should be given as much, if not more priority, as Housing Market 
Assessments, since land supply is the key to affordability in the open market and the type 
of sites available influences the type and size of dwellings that are delivered.   
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6.42 To ensure ameliorate escalating land prices and enable local authorities to secure a range of 
different types and sizes of development DTZ would recommend that, in allocating housing 
land, local authorities should ensure that within a sub-regional housing market a range of 
housing sites in terms of location, size and suitability for different types of housing 
development are allocated.  This will build a degree of flexibility into the housing land 
supply that ensures, should demand for a particular dwelling type (e.g. town centre 
apartments) suddenly dry up, housebuilders can switch into other forms of provision and 
the output of new homes be maintained.  This will not only help to ensure that the authority 
does not undershoot its target, but it also strengthens an authorities’ negotiation position 
with developers, since they are less dependent on the output of any one site to meeting their 
overall target. 

 
6.43 These recommendations may seem to be about ensuring enough land to meet overall 

housing targets regardless of house size and type.  However there is evidence that 
constrained supply of land, and hence high costs of land, is one of the factor that has led to 
increasing density of development and therefore more flats and small units.  If more larger 
units are to be developed, not withstanding design solutions such as construction of town 
houses, this is likely to require more land per unit than is currently being used.  Land 
supply is important.  

 
6.44 For the avoidance of doubt, DTZ do not recommend that local authorities seek to control 

the size and type of dwellings provided by the private sector.  The housebuilding industry is 
much better able to interpret what the current demand is for properties of a different size 
and type than the public sector.  Endeavouring to control the size and type of homes being 
built will hamstring the housebuilding industry when it is being expected to increase the 
quantity and quality of what it produces.   

 
6.45 Local authorities, as indicated in PPS3, should plan for a range of household types, and in 

their site allocations and policies on density should in general be seeking a mix of new 
housing provision.  Such policies may also appropriately seek to correct any broad 
imbalances in the stock of dwellings.  For example part of the problem of affordability in 
rural areas is a predominance of larger detached dwellings.  A reasonable policy objective 
for an authority would be to seek to promote development of smaller dwellings in such 
areas, to expand the range of housing available to smaller households, and to increase the 
supply of dwellings available at below the average price of dwellings in the area. 

 
6.46 Do different considerations apply where the public sector is the landowner?  In theory 

where a public authority has a housing remit, be that the local housing authority or English 
Partnerships, one would hope that that authority would not be driven simply by financial 
incentives but take into account broader policy objectives such as achieving a certain 
balance of dwelling completions in terms of size and type.  In practice this is not always so, 
since even such authorities are often concerned to maximise the value from sale of 
residential land – and through the processes described earlier in the report, this will tend to 
favour those who bring forward schemes for dense developments. 

 
6.47 Other public authorities, such as County Councils, Police and Fire and Rescue Boards, 

Health Authorities and Hospital Trusts that do not have a housing and planning remit are 
still less likely to do other than to seek to maximise land value from sales of potential 
residential land.   Land sales are often an important source of additional funding for their 
core activities. Moreover all public sector bodies are expected to secure best consideration 
when selling off land, rather than necessarily securing best value in relation to wider public 



South East Housing Type and Size 
Final Report 

26 January, 2007 
 

  77 

objectives.  If, as is commonly the case, the public authority is simply selling off land for 
residential development they will accept the highest bidder.  

 
6.48 In DTZ’s view it is unrealistic to expect public sector bodies to be expected to take into 

account wider planning and sustainability issues when selling land for residential 
development. The exception would be English Partnerships, which has a remit to lead the 
way in development of sustainable communities.  Therefore the key to ensuring an 
appropriate mix of dwellings types on public sector land lies in ensuring that appropriate 
planning policies are in place.  Where the public sector is releasing large amounts of land 
then authorities should ensure that planning briefs are in place.   

 
6.49 It is important that planning briefs are put in place before land is marketed, otherwise they 

will not be taken into account in the price that potential purchasers bid for the land; high 
book values for purchased land can deter developers from bring land forward for 
development. If a landowner assumed a certain density of development and this is unlikely 
to secure planning permission, they may prefer to hold land until values rise and make the 
development viable, or wait in the hope of change in planning policy, rather than bringing a 
development forward that would make an accounting loss.  

 

Recommendations Relating Influencing the Type and Size Mix of Market Developments 

 

 
1. Local authorities need to develop policies in the Local Development Plans that provide 

guidance on the maximum densities or design parameters that are acceptable on particular sites 
or within particular neighbourhoods (Influence) 

 
2. Local authorities need to take early action on the requirements set out in PPS3: Housing to 

undertake Sub-Regional Housing Land Availability Assessments and to allocate a minimum 5 
years supply of housing land that can be developed in that period. DTZ recommend that local 
authorities ensure that as part of the process of allocating land for immediate development they 
ensure that they allocate a mix of sites in terms of size, location and suitability for 
development of different housing types.  (Control) 

 
3. Local authorities should not seek to control the size and type of dwellings built by the private 

sector, since the housebuilding industry is better placed to interpret market demand than the 
public sector.  It is appropriate, however, for the planning system to influence in broad terms 
the mix of new housing developed within a local authority area, supported by Strategic 
Housing Market Assessments. (Influence) 

 
4. On major sites, whether in public or private ownership local authorities should develop 

Supplementary Planning Documents in the form of development briefs, that provide guidelines 
on density of development and housing mix, without prescribing in detail the mix of market 
housing. (Influence) 

 
 



APPENDIX 1: SUB-REGIONAL ANALYSIS 
 
 
Definition of the Sub-Regions 
 

Name of Sub-Region Districts Comprised Of 
  

Berkshire Reading 
 Windsor and Maidenhead 
 Bracknell 
 Wokingham 
 West Berkshire 
 Slough 
  

Hastings and Rother 
 
Hastings 

 Rother 
  
 
Partnership for Urban 
South Hampshire (PUSH) Southampton 

 Portsmouth 
 Fareham 
 Gosport 
 Havant 
 Eastleigh 
  

Mid Hampshire 
 
East Hampshire 

 Winchester 
 Test Valley 
 Basingstoke 
  

Milton Keynes 
 
Milton Keynes 

 Aylesbury Vale 
  

North Kent Medway 
 
Medway 

 Dartford 
 Gravesham 

 
Swale 
 

 
 
 



The Type of Completions in Each Sub-Region 
 

Figure 1: Completions by Private Enterprise, Berkshire 

 
 
Figure 2: Completions by Private Enterprise, Mid Hampshire 

 
 

 

 



Figure 3: Completions by Private Enterprise, South Hampshire (PUSH) 

 
 

Figure 4: Completions by Private Enterprise, North Kent Medway 

 
 

 

 

 



Figure 5: Completions by Private Enterprise, Hastings and Rother 

 
 

Figure 6: Completions by Private Enterprise, Milton Keynes 

 
 


