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Foreword 
 
 
This report describes the Strategic Housing Market Assessment (SHMA) undertaken in Kingston 
upon Thames in 2009. It contains a wide ranging examination of the housing market, and it 
conforms to the major Government Guidance on the subject. It also provides an ‘evidence base’ on 
which a wide range of planning and housing policies can be based.  
 
This report is accompanied by a Supporting Report which gives a detailed account of the 
household survey and the housing needs estimate, and provides supporting detail for the SHMA 
report.  
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1. Introduction 
 
 
Overview 

1.1 This report presents a comprehensive analysis of the Kingston upon Thames Housing 
Market. It includes a review of the current local situation, a discussion of the housing 
market dynamics and recommendations as to the appropriate action in Kingston upon 
Thames. The report follows the general structure of the CLG Strategic Housing Market 
Assessment Practice Guidance of August 2007. In addition the research carried out meets 
the requirements of Planning Policy Statement 3 (PPS3) and also Planning Policy 
Statement 12 (PPS12) in ensuring that all necessary outputs are provided and that such 
outputs pass the prescribed tests of soundness. 

 
1.2 A diverse evidence base was used to inform the outputs of this Strategic Housing Market 

Assessment (SHMA) report. This includes a range of data secondary sources, an extensive 
literature review, a large primary survey of local households and consultation with key 
stakeholders. 

 
 
An introduction to Kingston upon Thames 

1.3 The Royal Borough of Kingston upon Thames is a Borough in the south of London. It 
borders the London Boroughs of Sutton, Merton, Wandsworth and Richmond upon Thames 
and the Surrey Districts Elmbridge, Mole Valley, and Epsom and Ewell. 

 
1.4 The main town in the Borough is Kingston upon Thames itself, but it covers a wider area 

including Surbiton, Chessington, New Malden and Tolworth. The Borough is predominantly 
urban, the notable exception being the area south of Chessington which falls within 
London’s greenbelt. 
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Figure 1.1 The location of Kingston upon Thames 

 
Source: Fordham Research 2009 

 
1.5 Overall the authority was ranked as the 245th most deprived (of the 354 in England) in the 

2007 Index of Multiple Deprivation. This is a slight fall in the rankings since 2004, when it 
was ranked as the 266th most deprived. The average score assigned to Kingston upon 
Thames in 2007 is generally lower than other south London Boroughs, indicating that it is 
one of the lesser deprived areas in the sub-region. 

© Crown copyright 
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Figure 1.2 Average IMD score for Kingston upon Thames 

and neighbouring authorities 
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Source: Communities and Local Government 2007 

 
 
What is a Strategic Housing Market Assessment? 

1.6 Strategic Housing Market Assessments were established by Government Guidance: 
Planning Policy Statement 3: Housing (November 2006) and detailed Practice Guidance 
(Strategic Housing Market Assessment Practice Guidance) was published in March and 
August 2007. The aims of a Strategic Housing Market Assessment are to provide clear 
evidence as to what is going on in the housing market and what the future prospects for the 
market may be.  

 
1.7 Important features of the SHMA process are: 
 

i) Involvement of an authority or a group of local authorities representing a meaningful 
market area 

 
ii) A process in which key stakeholders are involved throughout the production of the 

evidence as well as being consumers of it 
 

iii) Inclusion in the process of all tenures of housing 
 

iv) Higher standards of quality: the tests of rigour are more strict than before 
 
v) It is an ongoing process, so that once the present reports are completed; the 

stakeholders keep updating the results and using them as the basis for housing and 
planning policy.  
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1.8 The most important output requirements of PPS3, as regards the SHMA are stated in 
paragraph 22: 

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

 
i) The likely overall proportions of households that require market or affordable 

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

ii) The likely profile of household types requiring market housing e.g. multi-person, 
including families and children (x %), single persons (y %), couples (z %) 

 
iii) The size and type of affordable housing required.’ 

 
 
The evidence base 

1.9 In accordance with Practice Guidance a range of data sources were used to create a robust 
and diverse evidence base. In addition to the use of data, information was gleaned from a 
number of important publications and through discussions with local stakeholders. To 
develop a full evidence base it is important that both qualitative and quantitative methods 
are applied. The qualitative methods are used in this study as part of a triangulation 
process, verifying and providing context to the quantitative analysis carried out. Below we 
provide a brief summary of the main sources of information used in this report: 

 
 

Qualitative methods 

1.10 Stakeholder events: Throughout the project a number of meetings and events were 
carried out. These helped to shape the project and ensured that we were always aware of 
any developments. The stakeholder events were used to disseminate information and to 
encourage feedback via a group discussion. Attendees were given the opportunity to share 
their views on the nature of the housing market in Kingston upon Thames and the factors 
that affect it, in order to help shape the study. In addition, in the later stages of the 
assessment they were taken through the key findings and given the opportunity to discuss 
the potential implications and issues for policy. 

 
1.11 Literature review: A range of documents detailing the most recent work undertaken on the 

Kingston upon Thames housing market were reviewed and summarised. Publications that 
form the policy context in which the Kingston upon Thames housing market exists have 
been examined as they provide the framework that shapes the recommendations deriving 
from this report.  
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1.12 Estate agent information: A key part of the project was a series of face-to-face interviews 
with estate/letting agents and developers active in the local area. The dynamics of the 
housing market (e.g. what types of households are seeking properties) were discussed at 
these interviews, which provided a good overview of what has actually been happening 
locally. The interviews were supplemented by an internet property/rent price search to 
establish the costs of housing in the local area. 

 
 
Quantitative methods 

1.13 Secondary data: There are a range of data sources already available at the local, regional 
and national level which provide a good background to the housing market and how it is 
changing. Data sources considered in analysis include Land Registry data, the 2001 
Census, the Annual Survey of Hours and Earnings, Housing Strategy Statistical Appendix 
(HSSA) data and published household/population projections.  

 
1.14 Primary data: In addition to studying secondary data sources it was necessary to conduct 

a local household survey for Kingston upon Thames. The survey data allowed many of the 
‘gaps’ in secondary data to be overcome. Most notably the survey data found out in some 
detail households future demands and aspirations along with financial data on a household-
by household basis.  

 
1.15 The diagram below demonstrates how these information sources are used to provide a 

coherent SHMA report. 
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Figure 1.3 Description of the analytical process in this SHMA 

 
Source: Fordham Research 2008 

 
1.16 The advantage of using primary data as part of the evidence base is that it enables a far 

greater depth of analysis. A large range of data is collected from each respondent 
household therefore it is possible to examine how a wide range of variables affect activity in 
the market – from location of employment through the existence of support needs to capital 
available – and determine the affect of these factors locally.  

 

Stage1  

The Kingston upon Thames housing market (Chapters 2 and 3) 

A profile of the current labour and housing market and the resident population. The 
identification of issues and conditions particular to Kingston upon Thames and 
diversity within the Borough. 

 

Estate agent 

Interviews 
Stakeholder 

input 

 

Literature 

review 

 

Secondary 
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Primary data 

 

Stage 2 

Understanding the market dynamics (Chapters 4 and 5) 

An investigation as to the drivers of the market and the existence of housing 
pressure – including an assessment of the extent of housing need of the Borough. 

 

Stage 3 

The future for Kingston upon Thames (Chapters 6 and 7) 

An understanding of the way households move through the housing market in 
Kingston upon Thames. An identification of the nature of housing required to 
produce a more balanced housing stock over the long-term. 

 

Stage 4 

Implications for action (Chapters 8 and 9) 

An examination of the housing requirements of particular groups of the population. 
The recommended policy response to the issues presented in this report. 
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1.17 Using primary data also allows the characteristics of particular subsets of the population to 
be understood. When using a secondary data only approach, it is likely that assumptions 
would need to be made about certain characteristics of household groups within the wider 
population, due to a lack of recent data available on these groups (support needs 
households for example); primary data provides a robust and accurate profile of the actual 
situation experienced by these subgroups.  

 
1.18 The production of the SHMA has been an iterative process and that the views of 

stakeholders have been required to help the research evolve. The resultant document 
addresses the particular situation in Kingston upon Thames in addition to presenting the 
outputs required by both PPS3 and the Practice Guidance. 

 
1.19 In line with the Practice Guidance this project has been carried out under the supervision of 

a Steering Group made up of Council officers from a range of backgrounds including 
Housing and Planning. Since a SHMA is designed to be an ongoing process, we 
recommend that the Steering Group continue to build on the relationships developed as 
part of the SHMA to ensure the sustained involvement of a wide range of agencies in 
developing further understanding of the Kingston upon Thames housing market.  

 
 
Policy context 

1.20 This study should be understood within the context of other strategies that describe the 
plans for the future of the economic and housing markets at a regional and local level. A 
range of relevant documents have been reviewed and this section details the parts relevant 
to the Kingston upon Thames housing market. 

 
1.21 The London Plan, ‘is the strategic plan setting out an integrated social, economic and 

environmental framework for the future development of London, looking forward 15–20 
years’ (The London Plan vii). The Plan was submitted in 2004 and updated in 2008. 

 
1.22 A major influence on the future housing market is the targets for additional homes set out in 

the London Plan (2008). 
 

Table 2.1 Kingston: London Plan (2008) target 2007/08 – 

2016/17 

Area Annual average (No. of units) Total 

Kingston 385 3,850 

Source: London Plan (2008) 

 
1.23 The Local Development Framework (LDF) for Kingston is at an early stage. This document 

will inform future development plans. 
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1.24 The Unitary Development Plan (UDP, the old style development plan) target for affordable 
housing is that 40% of all new housing completions are affordable; at least 25% social 
rented, and up to 15% intermediate. The London Plan sets a target that 50% of all new 
housing is to be affordable, although this may be subject to future revision following the 
election of a new Mayor in the May 2008 local elections. 

 
1.25 The current site size threshold for affordable housing is 10 units or with site areas greater 

than 0.3ha.   
 
 
 

Summary 

i) This Strategic Housing Market Assessment (SHMA) is designed to provide a detailed 
analysis of the housing market in Kingston upon Thames. It is compliant with Government 
Practice Guidance and involves stakeholders and the consideration and analysis of a 
wide range of information sources.  

 
ii) The London Plan suggests that there should be on average 385 new dwellings built per 

annum in the Borough.  
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2. Demographic and economic context 
 
 
Introduction 

2.1 Two of the main drivers of the housing market are the resident population and the local 
labour market. They affect the nature of housing demand including household formation 
rates and households’ investment in housing. This chapter documents the current socio-
economic profile in Kingston upon Thames and recent trends that have occurred. The 
information presented compares the circumstances in the Borough to the regional and 
national situation. 

 
 
Population 

2.2 Since 1981 the population of Kingston upon Thames has increased at a faster rate than 
both London and England as a whole, as illustrated in the figure below. The latest midyear 
population estimates suggest that the population of the Borough in 2007 is 157,900, an 
increase of 23,500 over the last 26 years. 

 

Figure 2.1 Population change in Kingston upon Thames (1981-2007) 
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Source: ONS mid year population estimates 1981-2007 

 
2.3 In comparison with the regional and national population, Kingston upon Thames contains a 

higher proportion than average of young adults, aged 16-25. The area contains a lower 
proportion of people aged over 65 than the national population, although slightly higher 
than for London. 
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2.4 In 2001, the ethnic minority (non-white) population of Kingston at 15.5% was higher than 
found in England as a whole (9.1%) although significantly lower than found in London 
(28.8%). 

 
2.5 ONS have produced some estimates of the changes in population by ethnicity to 2006, 

although these are classed as experimental statistics and should be treated with caution. 
They suggest that the non-white population of Kingston upon Thames increased from 
15.5% to 19.6% of the total population since the census. This amounts to an increase from 
22,881 to 30,600 people (+33.4%) in non-white groups between 2001 and 2006. 

 
2.6 The figure below presents the ethnicity of the population in the Borough according to the 

latest (2006) figures. The ‘Asian or Asian British’ ethnic group represents the largest BME 
group in Kingston upon Thames (9.0% of total population). 

 

Figure 2.2 Ethnicity of the Kingston upon Thames population, 2006 
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Source: ONS resident population estimates 

 
2.7 The latest household and population estimates suggest that there have been increases in 

both households and population between 2001 and 2006. The average household size has 
remained the same during this period.  
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Table 2.1 Change in average household size, 

2001 to 2006 

 2001 2006 

Population 147,273 155,917 

Households 61,426 65,000 

Average household size 2.40 2.40 
ONS Sub Regional Household Projections (2004 base) 

 
 
Tenure profile 

2.8 In 2001 around 71.5% of households in the Borough were owner-occupiers (including 
shared ownership), significantly above the regional average. There is a relatively small 
proportion of households renting socially (11.1%). The ‘other/living rent free’ category 
includes households renting from a relative or friend and those renting from an employer. 

 

Figure 2.3 Tenure in Kingston upon Thames, 2001 

22.1%

28.0%

39.5%

34.5%

43.5%

19.3%

11.1%

8.8%

14.4%

3.2%
2.9%

3.0%

29.2%

26.2% 14.3%

0% 20% 40% 60% 80% 100%

England

London

Kingston upon

Thames

% of households

Owned outright

Owned (w ith a mortgage)

Social rented

Rented from a priv ate

landlord or letting agency

Other/liv ing rent free

 
Source: Census 2001 

 
2.9 The maps below show the proportion of households living in each of the three broad tenure 

groups (owner-occupation, social rent and private rent) by ward. Levels of owner 
occupation are high across the borough, with the areas around Coombe and New Malden 
showing the highest levels of owner occupation. The highest proportions of private rented 
accommodation are in areas to the north of the Borough, particularly around Kingston and 
Surbiton. There are clusters of social renting households spread across the Borough. 
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Figure 2.4 Tenure by output area 
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Source: 2001 Census 

 
 
Employment 

2.10 Measured by the most recent Annual Business Inquiry (ABI) there were 74,400 employee 
jobs in Kingston upon Thames in 2007. The figure below shows turbulent employment 
growth in Kingston, with rapid growth in the mid-nineties followed by a fall during the early 
2000’s. Since 2003 the number of employee jobs has increased again.  
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Figure 2.5 Indexed employment growth in Kingston upon Thames (1995-2007) 
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Source: ONS Annual Business Inquiry Employee Analysis 

 
2.11 Another measure for the number of jobs in an area is ‘job density’. This is a measure of the 

number of jobs per person of working age. ONS data (for 2006) shows that there are 1.04 
jobs per working age person in the Borough. This is a relatively high ratio and compares 
with 1.02 for the London and 0.88 for England as a whole. 

 
2.12 ONS publish the number of people claiming job seekers allowance on a monthly basis. This 

provides a very up to date measure of the level of unemployment of residents in an area. 
The figure below shows the change in the proportion of the working age population claiming 
job seekers allowance in Kingston upon Thames since January 2006. The figure indicates 
that although historically Kingston upon Thames has had a relatively low unemployment 
level, since autumn 2008 the rate of unemployment in the Borough has shown a notable 
increase, mirroring the national and regional trends. Overall the number of people claiming 
job seekers allowance in Kingston upon Thames in February 2009 was 75.0% higher than 
was recorded in the same month in 2008. 
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Figure 2.6 Level of unemployment in Kingston upon Thames (2006-2009) 
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Source: ONS Claimant count 

 
2.13 In terms of type of employment, the service sector is an unusually large field of 

employment, providing more than 90% of all jobs offered in the Borough. There is relatively 
little employment in construction in the Borough compared with the region and nationally. 

 
2.14 The Annual Population Survey presents a ‘Standard Occupation Classification’ which 

categorises all working people resident within an area into one of nine groups depending on 
the nature of the skills that they use. These nine groups are graded from managerial jobs 
(Groups 1-3) to unskilled jobs (Groups 8-9). As the figure below illustrates, the population of 
Kingston are likely to be employed in the higher end occupational categories; some 63.8% 
of employed residents in Kingston upon Thames work in groups 1 to 3, which is higher than 
both the regional and national averages.  
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Figure 2.7 Occupation structure 2006/07 

52.8%

43.4%

19.6%

19.6%

22.3%

8.3%

15.5%

8.3%

18.5%

63.8%

13.1% 13.7%

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

Kingston-upon-Thames

London

England

Group 1-3: Senior ,
Professional or

Technical

Group 4-5:

Administrative, ski lled
trades

Group 6-7:Personal
service, Customer

service and Sales

Group 8-9: Machine

operatives, Elmentary
occupations

 
Source: ONS Annual Population Survey 

 
2.15 BERR (the Department for Business, Enterprise and Regulatory Reform) provides 

information about the number of VAT registered businesses in the area and how this has 
changed over time. This can provide a good indication of the state of the economy as an 
increase in VAT registered business would suggest either new companies moving to the 
area or an increase in local entrepreneurship. 

 
2.16 The number of VAT registered businesses at the end of 2007 in the Borough was 6,045; 

this is an increase of 1,365 over the ten years since 1997 (29.2%). This proportional 
increase is higher than those recorded for the region (29.0%) and nationally (22.4%).  

 
 
Income 

2.17 Income has a crucial affect on the level of choice a household has in their future 
accommodation. According to the ONS Annual Survey of Hours and Earnings (ASHE), the 
median earned income for employees in Kingston upon Thames in 2008 was £30,932, 
lower than the average for London (at £31,932) and for England as a whole (at £25,520).  

 
2.18 The figure below shows the change in the income of employees resident in Kingston upon 

Thames since 2002, for lower quartile and median incomes. The increase over time in 
lower quartile and median incomes has been relatively similar, with lower quartile incomes 
increasing by 19.0% and median incomes by 16.5%. 
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Figure 2.8 Change in annual income of full-time employed residents 
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Source: ONS Annual Survey of Hours and Earnings (2008) 

 
2.19 ASHE presents the earned income of employed individuals. This data enables a useful 

comparison of the situation in different areas but only includes employees within the 
dataset so cannot be used to provide a full profile of the area. Furthermore the data is 
presented at an individual level, rather than at a the household level, on which a housing 
market assessment must be based.  

 
2.20 It is therefore necessary to supplement this analysis of ASHE data with a profile of 

household income in Kingston upon Thames recorded by the primary household survey. 
The primary survey obtained information from all types of household in the Borough and 
collected income information at the household rather than individual level. 

 
2.21 Survey results for household income estimate the mean gross household income level to 

be £52,972 per annum, including households without any members in employment. The 
median income is noticeably lower than the mean, at £37,076 per annum. 

 
2.22 The following figure shows the distribution of incomes in Kingston upon Thames. It is clear 

that there is a significant range of incomes in the Borough, with 28.2% having an income of 
less than £20,000, and 18.3% an income in excess of £80,000. 
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Figure 2.9 Distribution of annual gross household income in Kingston upon Thames 
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Source: Fordham Research household survey 2009 

 
2.23 Nearly half of households with incomes of less than £20,000 have a retired household 

reference person (HRP). Households where the HRP is in employment have a mean 
income of around £65,000. 

 
2.24 The following figure shows the variation in mean household income at Middle Layer Super 

Output Area (MLSOA) level in the Borough. The data is based on modelled income data 
provide by the Office for National Statisitics. 

 
2.25 The map indicates that the highest average incomes are found in the north of the Borough, 

particularly around the Coombe area. The areas to the south of the Borough around 
Chessington have the lowst average incomes. 
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Figure 2.10 Average income in Kingston upon 

Thames 

 
Source: ONS modelled income estimates 

 
 
Dwelling stock 

2.26 Analysis of the current stock of housing allows a broad assessment of the range and 
condition of properties currently within the Borough. The 2008 HSSA records that there are 
63,681 dwellings in the Borough. The following table presents a summary of key 
information on the Kingston upon Thames housing stock compared with regional and 
national equivalents. 

 

Table 2.2 Dwelling stock profile in Kingston upon Thames 

 
Kingston 

upon Thames 
London England 

10 year change in total stock (1998 – 2008)* 5.9% 7.4% 7.9% 
10 year change in social rented stock  (1998 – 2008)* -1.6% -6.5% -9.8% 
Proportion of dwellings that are flats** 34.9% 47.9% 19.3% 
Proportion of dwellings which contain 5 or more rooms** 60.4% 50.7% 67.4% 
Proportion of dwellings in Council Tax Band A*** 0.3% 3.4% 25.2% 
Vacancy rate in the private sector * 1.7% 2.6% 3.3% 
Proportion of household spaces in shared dwellings** 1.1% 0.9% 0.4% 

Sources: *HSSA and HIP data (1998 & 2008), ** 2001 Census, *** CLG (2008) 
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2.27 HSSA data indicates that whilst the overall increase in the housing stock in Kingston upon 

Thames over the period 1998 to 2008 was lower than the average achieved regionally and 
nationally, the decline in the stock of social rented dwellings was smaller than that recorded 
elsewhere. This indicates that the relative contraction of the social rented sector over the 
last decade in Kingston upon Thames has been less pronounced than in many other parts 
of the country.  

 
2.28 According to the 2001 Census, more than a third in all dwellings in the Borough were flats, 

with slightly less than a third semi-detached houses. There are generally more 
houses/bungalows in the Borough than are found in London, although less than the 
proportion found in England as a whole. 

 
2.29 The 2001 Census contains information about the size of properties (in terms of the number 

of rooms excluding bathrooms, toilets and hallways). The data shows that the size of 
dwellings in the Borough is above average for London although below the national average. 
The average number of rooms in Kingston is 5.10, this compares with 4.68 for London and 
5.33 for England. 

 
2.30 A good indication of the quality and price structure of the housing stock is the distribution of 

dwellings by Council Tax Band. Just 0.3% of properties in the Borough fall into the lowest 
Council Tax Band; this is well below the regional (3.4%) and national average (25.2%) 
indicating the high property values in many parts of the Borough.  

 
2.31 A certain level of vacant dwellings are necessary to ensure the housing market is dynamic, 

however a high proportion of vacant dwellings can indicate the existence of areas of low 
demand and sometimes market failure. HSSA data indicates that the proportion of market 
dwellings vacant in Kingston upon Thames is lower, at 1.7% than the regional and national 
figures.  

 
2.32 Shared dwellings are a household space within ‘part of a converted or shared house' in 

which a household does not have exclusive use of a part of the dwelling (including 
bathroom and toilet). Households may reside in shared dwellings as a result of an 
inadequate supply of affordable housing in a local area. A higher proportion of households 
in Kingston upon Thames at the time of the 2001 Census were sharing a dwelling than 
regionally and nationally. 

 
2.33 The availability of dwellings for use is dependent on them being in appropriate condition for 

potential inhabitants. As well as removing a potential home from use, a dwelling in poor 
condition can contribute toward a poor visual environment that may reduce demand in the 
wider neighbourhood. The 2008 HSSA also reported that 2,528 dwellings in the Borough 
are unfit according to the fitness standard. 
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Summary 

i) Owner-occupation in Kingston upon Thames is significantly higher than the London 
average. The stock of social rented dwellings is relatively small. Private rented 
dwellings are concentrated in the north of the Borough. 

 
ii) The level of unemployment in the Borough is lower than the national and regional 

equivalents. It is estimated the number of people claiming job seekers allowance in 
Kingston upon Thames in February 2009 was 75.0% higher than was recorded in the 
same month in 2008, although this still only represents 1.9% of the working age 
population resident in the Borough  

 
iii) The median earned income for employees in Kingston upon Thames in 2008 was 

£30,932, this is slightly lower than the average for London (at £31,932), although higher 
than England (at £25,520). Survey results for household income estimate the median 
gross household income level to be £37,076 per annum, including households without 
any members in employment. 

 
iv) The housing stock in Kingston upon Thames has increased at a slower rate than in 

London or England as a whole in the last 10 years.  
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3. The current housing market 
 
 
Introduction 

3.1 Initially this chapter considers the geography of the housing market that Kingston operates 
within. Subsequently it examines the cost of housing in the Borough, how this compares 
with other areas and how it varies within Kingston upon Thames. A comparison of the cost 
of different tenures will be used to identify the housing market gaps that exist – this enables 
the suitability of products within these gaps to be assessed.  

 
 
Defining the Housing Market Area 

3.2 PPS3 defines housing market areas as “geographical areas defined by household demand 
and preference for housing. They reflect key functional linkages between places where 
people live and work”. 

 
3.3 As recognised by the CLG advice note ‘Identifying sub-regional housing market areas’ 

(March 2007) there is no single preferred methodology to defining housing market areas 
and a range of information sources should be considered. The most frequently adopted 
methodologies have been based upon household migration patterns and Travel to Work 
areas. The advice note suggests the adoption of a pragmatic approach to identifying 
housing market areas, following local authority boundaries.  

 
3.4 According to 2001 Census data, Kingston upon Thames has a low level of self-containment 

in terms of migration; 43% of households moving into a dwelling in the Borough moved 
from within the Borough itself, and 46% of households moving out of a dwelling moved 
within the Borough1. The household survey suggests a higher level of self- containment, 
with over half of households (54.8%) planning a move within the next 2 years expecting to 
move within the Borough.  

 
3.5 Census data suggests that there are strong links in terms of migration with neighbouring 

authorities, particularly Richmond upon Thames, Merton and Wandsworth, and to a lesser 
extent, Elmbridge and Epsom and Ewell outside of London. However, the data also 
indicates that people move to and from Kingston upon Thames to and from a wide variety 
of locations.  

 

                                                
1 The outflow does not include households moving out of the UK 
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3.6 In terms of commuting flows, data from the 2001 Census indicates that only 50% of all the 
people who work in Kingston upon Thames also reside in the Borough; 44% of (working) 
Kingston upon Thames residents work within the Borough. The household survey suggests 
that 40% of (working) Kingston upon Thames residents work within the Borough.  

 
3.7 Census data suggests that the largest outflows of (working) Kingston upon Thames 

residents are to Westminster and Richmond upon Thames. The largest in-flows are from 
people living in Elmbridge and Richmond upon Thames. 

 
3.8 Whilst it is clear that Kingston upon Thames forms part of the wider London housing 

market, for the purpose of this report, the boundary of the housing market will follow the 
recommendation of the advice note and is based on the Local Authority boundary. 

 
 
Interviews with Estate and Letting Agents 

3.9 Around 15 Estate and Letting Agents in Kingston upon Thames were interviewed during 
February 2009, in order for more qualitative information on the current housing market to be 
obtained. The headline findings are detailed below; a fuller account is provided in Chapter 
S3 of the Supporting Report. 

 
Sales market 
 

• All agents agreed that there had been significant slowing in the sales market in 
Kingston upon Thames, although some suggested that since Christmas 2008 the 
situation had stabilised a little. 

• The reduction in sales was thought to be both due to reductions in supply and 
demand; many property owners made been advised not to sell due to the falling 
prices and were renting out their property instead.  

• The reduction in demand from private buyers was heavily influenced by the size of 
deposit required, with 25% not unusual. Furthermore some agents indicated that 
some would be purchasers had withdrawn due to concerns that the housing market 
was going to continue its downward trend. 

• Most agents agreed that asking prices were not being met; most said that discounts 
were ranging from between 5%-15% off the asking price, although a couple said 
that up to 25% had come off some properties. This trend seems to be stabilising 
since Christmas with sellers becoming more realistic about the value of their 
property.  

• Coombe was reported to be the most expensive part of the Borough with 
Chessington the cheapest, largely due to the transport links into London being not 
as good as other parts of Kingston upon Thames. 

• North Kingston was popular with families because of the good local schools, whilst 
the riverside apartments in Kingston town were popular with young professionals as 
was the area of Surbiton 
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• More three bedroom houses were reported to be required, particularly in the north of 
the Borough and around New Malden. 

• A number of agents reported that there has been an increase in recent months of 
buyers using HomeBuy, which has enabled a number of first time buyers to get on 
the market 

 
Rental market 
 

• Agents reported that whilst demand for rented accommodation had increased, 
supply of properties to rent had increased at a faster rate, resulting in a decrease in 
the average rents achieved. 

• Rents in the Kingston Town area were reported to have been maintained due to the 
high level of demand. 

• Letting agents suggested that turnover in the private rented sector differed by the 
type of dwelling, 1 and 2 bedroom flats tended to be let in a couple of weeks, whilst 
3 and 4 bedroom accommodation took longer.  

• There was a particular demand for rented accommodation from people from the 
Korean and Japanese communities in the New Malden area 

 
 
Relative prices 

3.10 According to data from the Land Registry, the mean house price in Kingston upon Thames 
in Q4 of 2008 was £328,495, this is higher than the national average of £208,310 but 
slightly lower than average for Greater London of £344,521.  

 
3.11 The following figure shows mean price change (quarterly) since 1996 in the Borough, 

region and nation. The data shows significant price increase in all areas studied and that 
property price increases in the Borough have more than kept pace with other areas. The 
figure shows that prices in Kingston have fallen significantly in the most recent quarter, 
before the most recent fall generally prices in the borough had been increasing. 
Stakeholders felt that property prices in Kingston upon Thames had not reduced as much 
as in other areas since the start of the economic downturn.  
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Figure 3.1 Land Registry price changes 1996 – 2008 (mean) 
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Source: Land Registry 1996-2008 

 
 
Sub-markets within Kingston upon Thames 

3.12 Although Borough level figures are useful to allow a comparison with other areas, the price 
of housing varies significantly across Kingston upon Thames. The figure below presents 
Land Registry data available for postcode areas to provide an indication of the variation in 
prices at a more detailed level. It is important to note that reliable information was not 
available for some parts of the Borough where few sales occurred. 

 
3.13 The map shows that price in the north of the Borough are generally more expensive than 

properties to the south. Stakeholders identified that the presence of parks and the river 
were one of the reasons for the popularity of the north of the Borough. The most expensive 
properties are sold in the Coombe areas of the Borough with the cheapest in Chessington.  
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Figure 3.2 Variation in property prices by 

postcode  

 
Source: Land Registry 

 
3.14 Variation in the housing market across Kingston upon Thames was examined via a range 

of sources, including Land Registry data, interviews with estate and letting agents an online 
market survey and the opinions of stakeholders.  

 
 
The cost of housing in Kingston upon Thames 

3.15 To fully understand the affordability of housing within a price market it is necessary to 
collect data on the cost of housing by bedroom size. This allows the ability of households to 
afford market housing of the appropriate size (as determined by the statutory bedroom 
standard) to be assessed. 

 
3.16 Entry-level costs were obtained by bedroom size for all market tenures in the main 

settlements of Kingston via an online search of properties advertised for sale during 
February 2009. These costs were qualified by the qualitative research with estate and 
letting agents in the area and feedback from stakeholders and the consultation events. In 
accordance with the Practice Guidance entry-level prices are based on lower quartile 
prices.  
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3.17 The entry-level prices for owner-occupied property across the main settlements of Kingston 
upon Thames, as well as results for the Borough as whole are presented in the figure 
below. The data shows that there are some significant variations in entry-level prices within 
the Borough, with a three bedroom property in Kingston priced at £349,000, some 46% 
more expensive than a three bedroom property in Chessington at £239,950. 

 

Figure 3.3 Entry level purchase price by settlement and size of dwelling 
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3.18 The entry-level cost of private rented accommodation is presented in the following figure. 

Costs were derived for the main settlements in the Borough as well as for the Borough as a 
whole. There was found to be an insufficient supply of private rented dwellings in Tolworth 
for an entry-level private rental cost to be provided. The data shows that as was the case 
for purchase prices, Kingston is the most expensive area in which to rent with Chessington 
the cheapest. 
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Figure 3.4 Entry-level private rents by settlement and size of dwelling 
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Source: Online letting agents survey 

 
3.19 The cost of social rented accommodation by dwelling size in Kingston upon Thames can be 

obtained from Continuous Recording (CORE) which is a national information source on 
social rented lettings. The table below illustrates the cost of recent social rented lettings in 
Kingston upon Thames. As can be seen the costs are significantly below those for private 
rented housing indicating a significant potential gap between the social rented and market 
sectors. 

 

Table 3.1 Social rented (monthly) cost in Kingston upon 

Thames 

Bedrooms Local authority 
rent 

Housing 
association rent 

Average social 
rented rent 

1 bed £329 £338 £334 
2 bed £377 £381 £379 
3 bed £399 £446 £423 
4 bed £420 £511 £466 

Source: CORE 
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3.20 To assess the potential suitability for intermediate housing products in Kingston upon 
Thames, the cost of such accommodation was based on the mid-point between the cost of 
social rented and the cost of entry-level market housing. This is referred to as the ‘usefully 
affordable’ point by Fordham Research, as it represents a cost that it is feasible to produce 
intermediate housing at that will be affordable to a reasonable proportion of households 
unable to access the market, therefore providing a genuine step on the housing ladder. 
Within this wider intermediate definition, a distinction was made between households 
suitable for an equity based intermediate product (including shared ownership and discount 
market housing for sale) and households suitable only for intermediate rent, dependent on 
the capital sum that is available to the household. 

 
3.21 Finally, to complete the housing cost profile in the local market it is appropriate to present 

information on the price of newbuild market housing in the Borough. This is an important 
consideration as it represents the cost at which new market properties enter the market. An 
online search of new build properties for sale was carried out and although in most of the 
settlements there was not a sufficient number of new build properties for sale to present an 
entry-level price, it was generally found that the entry-level cost for a new build property 
was 25% more than that for a second-hand home. This factor has therefore been applied to 
the entry-level cost for second hand homes in the main settlements of the borough.  The 
following figure presents the estimated lower quartile prices of newbuild accommodation in 
Kingston upon Thames. 

 

Figure 3.5 New build purchase prices by price-area and size of dwelling 
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Analysis of housing market ‘gaps’ 

3.22 Housing market gaps analysis has been developed to allow easy comparisons of the 
income required to access properties on the tenure range, in order to facilitate the testing of 
different newbuild proposals, and to show generally the nature of the housing ladder in a 
particular locality.  

 
3.23 To do this we have divided the entry-level property price by 3.5 to get an income figure and 

multiplied the annual rent by four to produce the comparable figure. This latter step was 
carried out for both social and market rents. 

 
3.24 The figure shows the ‘housing ladder’ with social rental costs at the bottom and moving up 

through income required to access private rented accommodation, second hand homes 
and newbuild purchase. Measurement of the size of the gaps between these ‘rungs of the 
ladder’ helps assess the feasibility of households moving between the tenures - the smaller 
the gaps the easier it is for a household to ascend the ladder.  

 

Figure 3.6 Income required to access housing in Kingston upon Thames by size of dwelling 
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Source: Online estate and letting agents survey, CORE 

 
3.25 The following table shows the size of the gaps for different sizes of dwellings in Kingston 

upon Thames.  
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3.26 The results show that for all sizes of accommodation the income required for entry-level 
market housing (private rented accommodation) is over double that required to rent from 
the Council or an RSL, which indicates that intermediate housing priced within the social 
rent/market entry gap could potentially be useful for a number of households in Kingston.  

 

Table 3.2 Scale of key housing market gaps in the Borough 

Size of dwelling 
Social rent/entry-
level private rent 

Rent/buy gap 
Social rent/entry-

level purchase 
Intermediate/newbuild 

gap 

1 bedroom 138.3% 7.8% 156.8% 89.8% 
2 bedrooms 157.1% 23.6% 217.8% 122.5% 
3 bedrooms 195.9% 17.8% 248.6% 120.2% 
4 bedrooms 264.9% 32.3% 382.9% 159.7% 

Source: Fordham Research 2009 

 
3.27 The sizes of the gaps for larger dwellings are generally bigger than for smaller sized 

accommodation. A family requiring a four bedroom property would need an income of more 
than two and a half times greater to rent in the market than they would need to rent social 
housing.  

 
 
 

Summary 

i) A number of Estate and Letting Agents were interviewed across the Borough; almost all 
reported a significant drop in sales activity in recent months, with a subsequent 
increase in the supply of rental properties available. 

 
ii) According to data from the Land Registry, the mean house price in Kingston upon 

Thames in Q4 of 2008 was £328,495, considerably higher than the national average but 
lower than the average for London. There are distinct variations within Kingston upon 
Thames however, with cheaper homes in the south of the Borough, Coombe, in the 
north of the Borough is generally the most expensive area. 

 
iii) The cost of housing by size was determined for the main settlements in the Borough. 

The analysis of the gaps in income required to access various tenures on the housing 
ladder shows that households requiring four bedroom properties had the largest gaps in 
terms of income required to climb the housing ladder. 
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4. The active market 
 
 
Introduction 

4.1 This chapter provides an understanding of how the housing market functions in Kingston 
upon Thames. Initially, affordability is assessed for different groups of resident households. 
The chapter then examines evidence for pressure in the housing market in terms of 
households living in overcrowded accommodation. The chapter also considers turnover 
rates and how different tenures facilitate mobility; the role of the private rented sector is 
then considered in more detail. 

 
 

Affordability  

4.2 Assessing the affordability of market housing in an area is crucial to understanding the 
sustainability of the housing market. Poor affordability can result in the loss of employees 
from an area, an increase in poverty and a high number of households requiring assistance 
with their housing either via a social rented property or through housing benefit. This can 
also result in a loss of mix and balance in the population within the area.  

 
4.3 Although price/income ratios alone tell us relatively little about affordable housing 

requirements in an area with affordability more properly taking into account the full range of 
financial information they are an established measure of affordability. It is therefore of 
interest to briefly chart how this ratio has been changing over time as they provide a useful 
historical perspective.  

 
4.4 The figure below shows that there has been an increase in price/income ratios between 

2002 and 2007. In Kingston upon Thames, the ratio increased from 7.5 in 2002 to 8.8 in 
2007. The change in this has not however been uniform over time, with the increase during 
2004 to 2007 significantly less than in the previous years.  
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Figure 4.1 Price: income ratio (2002-2007) (median price to median income) 
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Source: Annual Survey of Hours and Earnings, Land Registry 

 
4.5 Price to income ratios do not enable a proper study of housing markets, as they omit two 

essential elements of affordability that affect most households: savings and owned equity. 
Since over half of households have owned housing for at least a decade, the dynamics of 
the housing market can only be understood by looking at all three elements, this is termed 
financial capacity by Fordham Research. 
 

4.6 Financial capacity is calculated as: income (x3) + savings + equity. The income is multiplied 
by 3 as this is the typical multiplier used to assess a household’s ability to purchase a 
home. The following table provides the median financial capacity figures by tenure.  

 
4.7 The data shows that owners without mortgage (often retired) have much higher overall 

ability to buy than those (typically younger) with mortgage, but the latter have much higher 
incomes. Both have a far greater financial capacity then households in the rented sector. It 
is clear that the financial capacity of both social renters and private renters will prohibit the 
majority from being able to consider buying a home.  
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Table 4.1 Median financial information by tenure 

Tenure 
Median annual 

gross household 
income 

Median 
savings 

Median equity 
Financial 
capacity 

Owner-occupied (no mortgage) £24,909 £39,213 £341,520 £455,461 
Owner-occupied (with mortgage) £57,331 £4,813 £147,903 £324,709 
Social rented £9,258 £164 - £27,937 
Private rented £35,025 £524 - £105,601 
Average £37,076 £5,197 £225,797 £342,222 

Source: Fordham Research household survey 2009 

 
4.8 The SHMA household survey contains an estimate of the overall financial capacity of each 

household in the Borough. This information can be used to examine the ability of 
households to afford housing locally, based on the affordability criteria set out in the 
Practice Guidance (and presented in the glossary). 

 
4.9 The figure below shows the current affordability of households by household type and 

location of employment of household head. This is the theoretical affordability of 
households as the analysis considers all households in the Borough and does not take into 
account their intention of moving.  

 
4.10 It indicates that 83.9% of lone parent households in the Borough would be unable to afford 

market housing (if they were to move home now). Single person households are also 
relatively unlikely to be able to afford. Households that contain two or more adults with no 
children or only one child are most likely to be able to afford market housing in Kingston 
upon Thames. 
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Figure 4.2 Theoretical affordability of market housing in Kingston upon 

Thames 
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Source: Fordham Research household survey 2009 

 
4.11 32% of households headed by someone employed in Kingston upon Thames would be 

unable to afford market housing in the Borough (if they were to move now) compared to 
13% of households headed by someone employed outside of Kingston upon Thames. This 
suggests that there is potential for some households employed within Kingston upon 
Thames to become marginalised from the market, which may impact on the local economy. 

 
 
Overcrowding and under-occupation 

4.12 Using data from the household survey it is possible to study levels of over-crowding using 
the bedroom standard. Essentially this is the difference between the number of bedrooms 
needed to avoid undesirable sharing (give the number of household members and their 
relationships to each other) and the number of bedroom actually available to the household. 
The bedroom standard also provides the opportunity to look in more detail at households 
who under-occupy their dwelling. 

 
4.13 The standards used to check for overcrowding/under-occupation were as follows: 
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• Overcrowding: each household was assessed as to the number of bedrooms 
required. Any household without enough bedrooms was deemed to be over-
crowded. 

• Under-occupation: households with more than one spare bedroom are deemed to 
be under-occupied. 

 
4.14 The household survey indicates that in Kingston upon Thames some 3.7% of households 

are overcrowded (higher than the latest national estimate from the Survey of English 
Housing of 2.5%) and 31.3% of households are under-occupied.  

 
4.15 Further survey data suggests that overcrowded households are more likely to be living in 

rented accommodation, and are particularly likely to state a need or likelihood of moving 
home over the next two years. 

 
4.16 The stakeholders identified that it would be desirable to reduce the level of under-

occupation in the Borough. Information from the survey indicates that just 4.8% of under-
occupied households in Kingston upon Thames intend to move to smaller property within 
the next two years. This suggest that only a small number of under-occupied dwellings are 
likely to become available through household flows and that significant incentives may be 
required to entice people to move home. 

 
 

Turnover 

4.17 It is important to measure the flow of dwellings available for residence in an area. This 
indicates how market activity in Kingston upon Thames compares with other areas and 
demonstrates the role of the different tenures within the Borough.  

 
4.18 A range of data sources provide information on the rate of turnover across the three main 

tenures in Kingston upon Thames.  
 

• Information on the number of property sales according to the Land Registry can be 
compared against the current owner-occupied stock estimate derived as part of the 
SHMA household survey to derive a turnover rate for owner-occupation.  

• Data on the number of relets and the total occupied stock recorded in the HSSA is 
used to calculate a turnover rate in the social rented sector. 

• There is no source of secondary data on the turnover rate in the private rented 
sector at a local level with the Survey of English Housing only containing a national 
estimate, therefore this figure is obtained from data collected within the SHMA 
household survey on the number of households within this tenure that have lived in 
their home for less than a year.  
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4.19 The annual turnover rates obtained from these sources are presented in the figure below. It 
is clear that private tenants are much more mobile than social renters or owner-occupiers. 
This implies that the private rented sector is important for the fluidity of the housing market. 
The rate of turnover recorded in Kingston upon Thames within the private rented stock is 
lower than the national average, whilst within the social rented and owner-occupied sectors 
record a turnover rate very similar to the national average. Stakeholders commented that 
turnover in the social rented sector in Kingston upon Thames has reduced since the credit 
crunch. 

 

Figure 4.3 Annual turnover by tenure 
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Sources: Land registry; HSSA; Survey of English Housing; Fordham Research household survey 2008  

N.B Students have not been excluded from this analysis 

 
 
The private rented sector 

4.20 The high turnover recorded in the private rented sector shows the importance of the sector 
in facilitating mobility in the market. Analysis of the household survey dataset shows that 
overall 63.7% of moves occurring in the Borough within the last two years involved private 
rented accommodation. 

 
4.21 It is important to note that as well as accommodating those who choose and can afford to 

live in the sector, private rented properties also accommodate those that technically require 
affordable housing. As the supply of affordable accommodation is insufficient to house all 
those who need an affordable home, some households rent privately with financial support 
towards their housing costs via Local Housing Allowance (LHA) (formerly Housing Benefit). 
One stakeholder suggested that in Kingston upon Thames the private rented sector is now 
seen as a long term solution for need. 
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4.22 Nationally, the size of the benefit supported private rented sector has increased since the 

end of the Council house building programmes of the late 1980s. The survey estimates that 
there are about 2,088 households in the private rented sector claiming LHA in Kingston 
upon Thames, and these households constitute 16.6% of all households in this tenure. The 
proportion of households in the private rented sector claiming LHA in Kingston upon 
Thames is lower than the national average of a fifth recorded in the 2006 Survey of English 
Housing. The characteristics of these households are quite distinct from other households 
within the tenure; therefore it is valuable to briefly illustrate the difference between the two 
sets of households within the private rented sector.  

 
4.23 The table below shows that 33.5% of private rented households claiming LHA are 

households with children, whilst households with children constitute only 16.2% of those in 
the private rented sector without LHA. Pensioner households also form a greater proportion 
of private rented households claiming LHA than private rented households without LHA. 
Conversely single non-pensioner households and multi-adult households without children 
form a greater proportion of private rented households without LHA than private rented 
households claiming LHA.  

 

Table 4.2 Private renters: household types 

LHA  No LHA Total 
Household type 

H’holds % H’holds % H’holds % 
Single pensioners 394 18.9% 591 5.6% 985 7.8% 
Two or more pensioners 48 2.3% 238 2.3% 286 2.3% 
Single non-pensioners 425 20.3% 3,180 30.3% 3,604 28.6% 
Two or more adults – no children 520 24.9% 4,798 45.7% 5,318 42.3% 
Lone parent 253 12.1% 48 0.5% 301 2.4% 
Two or more adults, one child 203 9.7% 724 6.9% 928 7.4% 
Two or more adults, two or more children 243 11.7% 919 8.8% 1,163 9.2% 
Total 2,088 100.0% 10,497 100.0% 12,585 100.0% 

Source: Fordham Research household survey 2009 

N.B Students have not been excluded from this analysis 

 
4.24 Information from the survey indicates that the median annual household income of those in 

the private rented sector claiming LHA is £17,783, whilst for those resident in the private 
rented sector not claiming LHA the figure is £40,396. A smaller disparity is recorded for 
median household savings (-£843 for households claiming LHA and £820 for other 
households in the private rented sector).  

 
4.25 The table below shows the turnover in the private rented sector. The turnover for 

households in the private rented sector claiming LHA is lower than the non-LHA stock. 
Overall it is estimated that 21.9% of LHA households in the private rented sector move 
each year, this compares with 33.5% of non-benefit households.  
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Table 4.3 Turnover of private renters 

 LHA No LHA Total 

Number moving in past year 456 3,522 3,978 
Number of households 2,088 10,497 12,585 
Estimated annual turnover rate 21.9% 33.5% 31.6% 

Source: Fordham Research household survey 2009  

N.B Students have not been excluded from this analysis 

 
 
 

Summary 

i) Lone parent households are the least likely to be able to afford market accommodation 
locally. Households headed by someone employed within the Borough are less likely to 
be able to afford market housing in the Borough than households headed by someone 
employed outside of Kingston upon Thames. 

 
ii) The rate of overcrowding in the Borough at 3.7% is higher than the national average 

(2.5%). Overcrowded households are more likely to be found in rented accommodation.  
 
iii) The rate of turnover in the private rented sector in Kingston upon Thames is much higher 

than that recorded in both the social rented and owner-occupied sectors.  
 
iv) The survey estimates that around 17% of private rented sector households are recipients 

of Local Housing Allowance (LHA). These households have a lower turnover rate than 
private rented sector households not in receipt of LHA.  
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5. Housing need 
 
 
Introduction 

5.1 Housing need is a term created to in the mid-1990s to help provide a means tested 
estimate of the requirement for affordable housing in an area. It is defined in PPS3 as “the 
number of households who lack their own housing or who live in unsuitable housing and 
who cannot afford to meet their housing needs in the market”. This chapter will calculate 
the size of the housing need in Kingston upon Thames and the type of accommodation 
most appropriate to meet this need. 

 
 
Estimate of net annual housing need 

5.2 The Practice Guidance outlines the 16 steps that must be completed to obtain all of the 
information required to calculate the annual estimate of housing need. The table below 
presents the results at each of these 16 steps (a detailed explanation of how each of these 
figures was calculated is presented in the accompanying report). 

 

Table 5.1 Housing needs assessment model for Kingston upon Thames 

Stage and step in calculation Notes Number 
STAGE 1: CURRENT NEED (Gross)   

1.1 Homeless households and those in temporary accommodation  67 
1.2 Overcrowding and concealed households 
1.3 Other groups 

Two steps taken 
together 

3,292 

1.4 equals Total current housing need (gross) 1.1+1.2+1.3 3,359 
STAGE 2: FUTURE NEED   
2.1 New household formation (gross per year)  1,598 
2.2 Proportion of new households unable to buy or rent in the market  55.5% 
2.3 Existing households falling into need  785 
2.4 Total newly arising housing need (gross per year) 2.1x2.2+2.3 1,672 
STAGE 3: AFFORDABLE HOUSING SUPPLY   
3.1 Affordable dwellings occupied by households in need  1,121 
3.2 Surplus stock  0 
3.3 Committed supply of affordable housing  76 
3.4 Units to be taken out of management  0 
3.5 Total affordable housing stock available 3.1+3.2+3.3+3.4 1,197 
3.6 Annual supply of social re-lets (net)  353 
3.7 Annual supply of intermediate housing available for re-let or resale 
at sub-market levels 

 13 

3.8 Annual supply of affordable housing 4.1+4.2 366 
Source: Fordham Research household survey 2009; various secondary data sources 
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5.3 The Practice Guidance states that these figures need to be annualised to establish an 
overall estimate of net housing need. The first step in this process is to calculate the net 
current need. This is derived by subtracting the estimated total stock of affordable housing 
available (step 3.5) from the gross current need (step 1.4). This produces a net current 
need figure of 2,162 (3,359-1,197). 

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

Guidance acknowledges that this backlog can be addressed over any length of time 
although a period of less than five years should be avoided. For the purposes of this study 
the quota of five years proposed in the Practice Guidance will be used. Therefore to 
annualise the net current need figure, it will be divided by five. This calculation results in a 
net annual quota of 432 (2,162/5) households who should have their needs addressed. 

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

addressed with the total newly arising housing need (step 2.4) and subtract the future 
annual supply of affordable housing (step 3.8). This leads to an annual need estimate of 
1,738 (432+1,672-366). These figures are summarised in the table below. 

 

Table 5.2 Summary of housing needs  

assessment model 

Element Number 

Current need  672 
Current supply 240 
Net current need  432 
Future need  1,672 
Future supply  366 
Net future need  1,306 
Total net annual need 1,738 

Total gross annual need 2,344 
Total gross annual supply 606 
Total net annual need 1,738 

Source: Fordham Research household survey 2009; various secondary sources  

 
 
Location of need 

5.6 Information from the household survey on the location of households in housing need can 
be compared against data on the probable location of the affordable supply derived from 
survey data on new social rented lets to produce a net need for affordable housing within 
each sub-area of the Borough. This geographical variation in the net need is presented in 
the following figure. It is important to note that this figure indicates where the requirement 
occurs, not where it would be most suitably met. The council may wish to monitor the 
geographical location of the supply of affordable housing in the Borough in the future. 
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5.7 The Maldens and Coombe sub-area accounts for the greatest level of need in the Borough, 
with the South of the Borough sub-area showing the lowest levels. 

 

Figure 5.1 Net housing need and sub area 
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Source: Fordham Research household survey 2009; various secondary data sources 

 
 
Type of affordable accommodation required 

5.8 The type of affordable products available to meet this housing need can be grouped into 
three broad categories – social rented housing, intermediate rent and intermediate products 
based on an equity share (and requiring a capital sum). 

 
5.9 Households were tested for their ability to afford intermediate housing priced at the ‘usefully 

affordable’2 point. Any household able to afford intermediate housing that also has access 
to £15,000 or more in capital is assumed to be eligible for an equity-based product. All 
other households able to afford intermediate housing are assumed to be eligible for 
intermediate rent. Any household that is unable to afford intermediate housing is assumed 
to require social rented accommodation. 

 
5.10 A range of households were tested for their ability to afford these products, in order to 

obtain the most robust profile of their suitablity for households in need. Account was also 
taken of the likely supply of these products and a net requirement for each product type 
was calculated. This information is presented in the table below. 

 

                                                
2 Defined in Chapter 3 as the mid-point between the cost of a social rent and entry-level market housing 
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Table 5.3 Social rented and intermediate housing requirements in Kingston upon Thames 

 
Equity based 
intermediate 

products 
Intermediate rent Social rented Total 

Total gross annual need 70 384 1,890 2,344 
Total gross annual 
supply 

16 0 590 606 

Net annual need 54 384 1,300 1,738 
% of net shortfall 3% 22% 75% 100% 

Source: Fordham Research household survey 2009; various secondary data sources 

 
5.11 The table shows that only 454 (19.4%) households in gross housing need can afford 

intermediate housing in the Borough. However, the vast majority of affordable supply 
comes from the social rented sector (97.4%) meaning that it is more likely that a household 
requiring a social rented property will have their needs met.  

 
5.12 The table suggests that of the total additional affordable housing to be provided in Kingston 

upon Thames to meet housing need, 3% should be equity-based intermediate products, 
22% intermediate rented accommodation and 75% social rented housing. 

 
 

Size of affordable housing required 

5.13 Having established the overall need for affordable housing in the Borough it is necessary to 
consider the sizes of accommodation required. Data from the household survey can be 
used to assess this, although we have also considered data from the Housing Register. 
The table below shows the estimated need for different sizes of accommodation from three 
different groups. These are: 

 
• Households currently or projected to be in need (from survey data) 
• Households currently or projected to be in need (from survey data) who are also in a 

group likely to be considered as having a priority (pensioner households, households 
with children or households where someone has a special/support need) 

• Households on the Housing Register (taken from HSSA data) 
 
5.14 The tables below show some variation between the sources of data and groups studied 

although in all cases the majority of the requirement is for smaller (one and two bedroom) 
units. Taking a crude average of all of these figures suggests that almost 80% of the 
requirement is for smaller accommodation. It is important to note that the size requirement 
resulting from the analysis of survey data is based on a strict bedroom standard (defined in 
the glossary), which takes no account of household preferences. All of these figures are 
gross and therefore do not take account of the supply of different sizes of accommodation.  
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Table 5.4 Estimated size requirement for additional affordable housing 

 
Households in 

need 
Households in 
need (priority) 

Housing 
Register 

Crude average 

1 bedroom 49.3% 29.7% 54.2% 44.4% 
2 bedrooms 27.7% 44.7% 27.9% 33.4% 
3 bedrooms 14.7% 16.7% 13.0% 14.8% 
4+ bedrooms 8.3% 8.9% 4.9% 7.4% 
Total 100.0% 100.0% 100.0% 100.0% 

Source: Fordham Research household survey 2009 and Kingston upon Thames HSSA 2008 

 
 
 

Summary 

i) Following the steps of the Practice Guidance model results in a net need estimate of 
1,738 affordable dwellings per year in Kingston upon Thames. The net need for 
affordable housing is greatest in the Maldens and Coombe sub-area. 

 
ii) In terms of the type of affordable accommodation required, further analysis suggests that 

25% could be intermediate (if priced at the ‘usefully affordable point’) and the remaining 
75% social rented. Over four-fifths of the intermediate requirement is for intermediate-
rented housing rather than an equity-based product.  

 
iii) An analysis of the number of bedrooms required by households in housing need, 

households in housing need and likely to be a priority group and households on the 
Housing Register suggest that almost 80% of the gross requirement is for smaller (one 
and two bedroom) units. This finding does not take into account the supply of different 
sizes of accommodation however.  

 
 

 
 
 



Kingston upon Thames Strateg ic  Hous ing Marke t  Assessment  

Page 44 

 
 



6.  The nature  of  household f lows 

Page 45 

6. The nature of household flows 
 
 
Introduction 

6.1 This chapter demonstrates how households move through the housing market in Kingston 
upon Thames. The chapter begins with an analysis of the type of households moving 
before propensity to move and reasons for moving amongst different groups are 
considered. Suggestions are made as to the tenure and dwelling size changes likely to 
occur from different types of households moving through the market. The types of 
household requiring market housing is examined (in accordance with one of the 
requirements of PPS3), and finally a range of scenarios are presented relating to the impact 
of the housing market of local affordability relationships changing.  

 
 
Current dynamics of the housing market 

6.2 In terms of understanding how the demography of an area affects the housing market, it is 
necessary to examine the nature of households that move. The figure below presents a 
graphic illustration of the flow of households within the housing system in Kingston upon 
Thames. This illustrates household change through migratory change. 

 
6.3 The diagram shows the estimated movement of households into, out of and within the 

Borough (based on survey data over a two year period). The flows are distinguished 
according to the types of household.  Data for in-migration is based on past trends whilst 
information about out-migration is based on household’s future expectations.  
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Figure 6.1 Flow of households in Kingston upon Thames 

(over two years) 

 
Source: Fordham Research household survey 2009 

 
6.4 The figures presented are only approximations as the sample sizes do not permit very 

exact estimates. They should be taken to indicate the general magnitude of flows in the 
market. At that level they provide useful indications of housing market dynamics. 

 
6.5 The profile of in and out-migration presented in the figure above suggests that there will be 

a net inflow of multi-adult households and to a lesser extent single (non-pensioner) 
households and households with children. Conversely there will be a net out-flow of 
pensioner households.  

 
6.6 The net change in households due to migration does not provide the necessary information 

for indications of the likely net change in the number of households in the Borough. This will 
also be influenced by the function between the number of new households and the number 
of household dissolutions (i.e. death). Data from the household survey suggests that the 
net growth in households in Kingston upon Thames due to ‘natural change’ is less 
significant than the net growth as a result of migration.  

 
6.7 To fully understand how changes in demography drive the market it is appropriate to 

examine the propensity of different household groups to move. This is presented below.  
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Figure 6.2 Propensity of different household groups to move 
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Source: Fordham Research household survey 2009 

 
6.8 The data shows that across the Borough, single (non-older) person households are the 

most likely to move home, followed by households with children. Older persons households 
are the least likely to move.  

 
6.9 Although the reasons for moving are unique to each household, it is useful to understand 

the main motivations cited by different household groups. These illustrate the drivers for 
household moves experienced locally. The table below shows the three most commonly 
cited reasons for moving within each household group. Figures may add up to more than 
100% since households were able to select more than one reason for moving. 

 

Table 6.1 Most frequently cited reasons for moving, by household type 

Household type Top 3 reasons for moving % of households 

Access problems (e.g. steps, stairs) 32.6% 
To move closer to family/friends 29.0% Older person 
To move to a better environment 27.0% 
Current home is too small 39.9% 
To move to cheaper accommodation 24.0% Single (non-pensioner) 
To move to a better environment 23.3% 
Current home is too small 41.9% 
To move to a better environment 24.4% Multi-adult (no children) 
To move to cheaper accommodation 21.0% 
Current home is too small 63.6% 
To move to a better environment 21.9% Households with children 
To move into a school catchment area 14.6% 
Source: Fordham Research household survey 2009 

 
 



Kingston upon Thames Strateg ic  Hous ing Marke t  Assessment  

Page 48 

6.10 All groups except older person households cited ‘current home too small’ as the main 
reason for moving, this applied to almost two-thirds of households with children. ‘To move 
to a better environment’ was also a contributing factor for all groups and was cited as a 
reason by around a quarter of all four groups. Single non-pensioner and multi-adult (no 
children) households also commonly cited ‘to move to cheaper accommodation’ as a 
reason for moving. 

 
6.11 School catchment areas were the third most commonly cited reason by moving households 

with children. This correlates with the comments of stakeholders at the consultation event 
that identified that schools are an important factor in demand in the area. 

 
 
Impact of moving households 

6.12 Now that the nature of the household moves that occur within the market have been 
identified and the main motivations for moving have been discussed, the impact of these 
moves on housing demand can also be assessed. 

 
6.13 This is achieved by comparing the expected tenure of existing households that need and/or 

are likely to move home in the next two years with their current tenure to derive a net tenure 
change exerted by the particular group of moving households. This information is presented 
in the figure below. The figure illustrates how households move along the housing ladder; it 
does not imply a requirement for additional housing.  
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Figure 6.3 Tenure change by household group 
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Source: Fordham Research household survey 2009 

 
6.14 The figure shows for example that the proportion of moving older person households that 

expect social rented accommodation is 9.3% higher than the proportion of moving 
pensioner households currently resident in the tenure (30.8% compared to 21.5%).  

 
6.15 The remaining household groups show substantial planned increases in ownership, largely 

from private renting. Proportionally more moving households with children require social 
rented accommodation than currently reside in this tenure.  

 
6.16 Although a net surplus of private rented housing is indicated for all household groups, this 

housing is usually filled by newly forming households entering the housing market. 
 
6.17 An equivalent analysis can be presented to show the impact on dwelling size. The size of 

accommodation expected by existing households that need and/or are likely to move home 
in the next two years is compared with their current accommodation size to derive a net 
size change exerted by the particular group of moving households. This information is 
presented in the figure below. Again, the figure illustrates how households move along the 
housing ladder; it does not imply a requirement for additional housing. 
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Figure 6.4 Bedroom change by household group 
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Source: Fordham Research household survey 2009 

 
6.18 The data indicates that many moving older households are likely to downsize resulting in a 

net surplus of three and four bedroom accommodation. This finding supports the anecdotal 
evidence of this trend reported by a stakeholder in the consultation event. All other moving 
household groups show an intention to upsize their current home, most notably households 
with children.  

 
 
Profile of household types requiring market housing 

6.19 The information presented in the previous section showed the changes resulting from 
existing households moving through the market. This analysis can be used alongside data 
from the survey on the housing demand arising from the other two groups of households 
moving in the market in the future – newly forming households and in-migrant households - 
to establish the type of households requiring market housing in the future. This is one of the 
outputs required by PPS3. 

 
6.20 PPS3 requires the likely profile of household types requiring market housing to be 

considered. The figure below shows that the largest group requiring market housing are 
multi-adult households (over half) with around a fifth single non-pensioner households.  
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Figure 6.5 Household types requiring market housing 

2.5%

2.0%

21.5%

51.3%

0.3%

12.6%

9.7%

0% 10% 20% 30% 40% 50% 60%

Single pensioners

2 or more pensioners

Single non-pensioners

Multi adult, no children

Lone parent

2+ adults 1 child

2+ adults 2+children

% of households
 

Source: Fordham Research household survey 2009 

 
6.21 Some 78.6% of these households moving to market housing would be able to afford either 

to rent or to buy a home. Around a sixth (15.3%) would only be able to afford private rented 
accommodation and the remaining 6.0% would only be able to afford to purchase a 
property. 

 
 
Future affordability scenarios 

6.22 A range of scenarios have been modelled to examine the impact of changing housing 
market conditions on households living in Kingston upon Thames. In line with the approach 
recommended in the Practice Guidance within the model, the income and savings levels of 
the household remain consistent; only the value of housing is adjusted. It is assumed that 
the adjustment to home values is equal across the market, hence the same percentage 
change is applied to both the cost of entry-level market housing and to the value of the 
equity held by any current home owners.  

 
6.23 To investigate the impact on the market, the affect on the flow of households will be 

considered. Whilst all households are potentially affected by a change in market conditions, 
only those that are likely to move will adjust their housing circumstances as a result.  The 
assessment therefore considers the same groups of households as that forming future 
market demand (identified in the previous section) – existing households who are planning 
a move within the Borough within the next two years, as well as recent in-migrant and 
newly forming households. The figures are then annualised. Under current conditions, 
5,341 of these households are able to afford owner-occupation.  

 
6.24 The scenarios considered are an increase and a decrease in market prices of 5%, 10% and 

20% in line with that proposed in the Practice Guidance. The output is the change to the 
number of households that can afford owner-occupation, which is presented in the figure 
below.  
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Figure 6.6 Change in the affordability of owner-occupation resulting from 

different price scenarios 
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Source: Fordham Research household survey 2009 

 
6.25 The figure above indicates that if prices were to decrease by 5% then an additional 34 

households would be able to afford owner-occupation each year. If prices were to decrease 
by 10% an extra 226 households would be able to afford owner-occupation, whilst a 
decrease of 20% would make owner-occupation affordable for a further 570 households per 
year. This does not take into account whether the household would have sufficient funds for 
a deposit in order to secure a mortgage however. 

 
6.26 When modelling these scenarios it is possible to investigate the potential destabilising 

affect of continued market uncertainty, by assessing the likely number of households that 
will fall into negative equity as a result of the reduction of the value of their home. However 
it is also important to consider the number of moving households in negative equity as 
these are the only household likely to be affected by it.  

 
6.27 This is shown in the table below for the different house price fall scenarios. The data 

indicates that house prices in Kingston upon Thames would have to fall by 10% before 
negative equity became a serious issue in the Borough. House price changes are however 
likely to adversely affect proportionally more owner-occupiers who are planning a move 
than owner-occupiers as a whole.  
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Table 6.2 Impact of fall in house prices on the extent of negative equity 

Price scenario 

Total number of 

households in 

negative equity 

Proportion of all 

owners in negative 

equity 

Number of moving 

households in 

negative equity 

Proportion of moving 

owners in negative 

equity 

No change to prices 820 1.8% 88 2.7% 

Prices decrease by 5% 2,759 6.2% 205 6.4% 

Prices decrease by 10% 4,227 9.5% 335 10.4% 

Prices decrease by 20% 5,767 13.0% 593 18.5% 

Source: Fordham Research household survey 2009 

 
 
 

Summary 

i) The profile of in and out-migration suggests that more multi-adult households without 
children are entering the Borough than are leaving; the reverse is true for older 
households. Household growth in Kingston upon Thames is driven more by migration than 
changes within the local population. 

 
ii) Single (non-pensioner) households are the most likely to move home, with older person 

households being the least likely. ‘Current home too small’ is the most common reason 
cited for moving by most groups. 

 
iii) An analysis of the tenure demand resulting from households intending to move in the near 

future suggests that for most groups other than older households, there is a net 
requirement for owner occupation. A similar analysis based on dwelling size suggests that 
whilst many older households are looking to downsize in the future most other moving 
households expect a larger property than they currently inhabit.  

 
iv) The type of households likely to require market housing in the future was examined, as 

requested by PPS3. Over half of households requiring market housing were multi-adult 
households with no children.  

 
v) In terms of future affordability scenarios, a decrease in house prices of 5% would have 

little impact on the affordability of owner-occupation in the Borough. House prices in 
Kingston upon Thames would have to fall by around 10% before negative equity became 
a serious issue in the Borough.  
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7. Improving market balance over the longer 

term 
 
 
Introduction 

7.1 The previous chapters have identified the accommodation required to respond to short-term 
market pressures, this chapter considers what accommodation is required to provide 
housing market balance over the long-term. This is an important exercise because there is 
a lag in the planning system, which means that it is not possible to respond immediately to 
imbalances between the nature of accommodation required and the stock currently 
available. It is therefore appropriate to consider the intervention required to the housing 
stock over the long-term to enable future action to be planned effectively. 

 
7.2 Although there is no housing market model in the Practice Guidance, there is comment on 

the importance of studying mix and balance. This is summarised below before carrying out 
the analysis. The following extract from paragraph 20 of PPS3 addresses the issue of 
mixed communities: 

 
‘Key characteristics of a mixed community are a variety of housing, particularly in 

terms of tenure and price and a mix of different households such as families with 

children, single person households and older people.’ 
 
7.3 The SHMA Practice Guidance (August 2007) emphasises, as its second core output, the 

analysis of balance as can be seen from the following extract from page 10 (repeated on 
page 34): 

 
‘Analysis of past and current housing market trends, including balance between 

supply and demand in different housing sectors and price/affordability.’’ 

 
7.4 This chapter describes a model that uses secondary data in combination with the 

household survey dataset to compare the current housing stock against the stock of 
housing required in the future. The purpose of this model is to identify the new 
accommodation required to adequately house the future population in the Borough and 
ensure that the housing market is balanced.  

 
7.5 This chapter will initially present the ONS population projections for Kingston upon Thames 

and describe the changes that are predicted to happen, in terms of both the population size 
and composition. The chapter then identifies the adjustment required to provide a sufficient 
range of accommodation to adequately house each household type. Finally the chapter 
quantifies the nature of housing required to provide the future population with a balanced 
housing stock.  
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Demographic projections 

7.6 The most recently published population projections available at a local level are the 2006 
based estimates from the Office of National Statistics (ONS). These projections indicate 
that the population within Kingston upon Thames is projected to increase by 23.3% 
between 2006 and 2026 (an increase of almost 36,300 people). This percentage increase 
is greater than the expected changes in London and England. 

 
7.7 These projections present the data broken down by 5-year age cohort. The following figure 

therefore shows the projected change within each age cohort between 2006 and 2026. The 
population projection data indicates a general trend of an ageing population in Kingston, 
although not as distinct as is found in many local authorities across the country.  

 
7.8 The increase in the number of people aged 60 or over within Kingston upon Thames over 

the twenty year period will have potential implications for the Borough, the growth in this 
section of the population will be discussed in Chapter 8. 

 

Figure 7.1 Forecast population change by age group in Kingston upon Thames, 2006 - 

2026 
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Source: ONS 2006-based sub-national population projections 

 
7.9 The most recent household projections are those published by CLG, again using 2006 as 

the base date. These indicate that the total number of households is projected to increase 
by around 16,000 between 2006 and 2026 (24.6%). This is greater than the regional and 
national rates. The average household size is anticipated to decrease slightly during this 
period, from 2.40 in 2006 to 2.37 in 2026. 
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7.10 These population and household projections have been applied to the household survey 
dataset to provide an estimated household profile for twenty years time. The figure below 
shows the projected changes to the household population in the Borough over the next 
twenty years. 

 
7.11 The figure shows that the number of households with two or more pensioners is likely to 

increase by 77.5%, whilst the number of single non-pensioner households is expected to 
increase by 17.8%.  

 

Figure 7.2 Change in household types over the next 20 years 
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Source: ONS 2006-based sub-national population projections, Fordham Research household survey 2009 

 
7.12 Before the accommodation requirements of the future population are calculated it is 

important to describe the approach used to create an accommodation profile considered to 
be adequate for each of these household types. 

 
 
Adequacy of the housing stock 

7.13 For the purpose of this model, the housing market is considered balanced if the local 
population is adequately accommodated. It is therefore initially appropriate to assess the 
adequacy of the current accommodation to house the residents of Kingston upon Thames. 
This is determined through responses to the household survey.  

 
7.14 A household is considered adequately housed currently unless the household has indicated 

that they need to move home now because the accommodation is inadequate for the 
household. This is ascertained from the reason cited for the household moving. Household 
whose moves are caused by the accommodation size, cost and services available within it 
being currently unsuitable for the resident household are considered to be inadequately 
housed and to require alternative accommodation. The type, tenure and size of dwelling 
these households expect to achieve when they move are presumed to represent the nature 
of the accommodation that they require. 
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7.15 Some further adjustments are also made to remove over the long-term any undesirable 

elements of market imbalance that exist currently and ensure the household is adequately 
housed: 

 
• Households that are overcrowded are assumed to require a property large enough 

for overcrowding not to take place.  
• Households in social rented accommodation that can afford market or intermediate 

accommodation are assumed to require this to ensure that the stock is being most 
appropriately and efficiently used. 

• Households resident in the private rented sector on Local Housing Allowance (LHA) 
are assumed to move into the form of affordable accommodation that they can 
afford (intermediate or social rented) as this is the tenure they would be more 
appropriately housed in. The private rented sector on LHA is not an adequate long-
term equivalent to affordable housing – analysis of survey data shows there is not 
the same security of tenure or quality of housing within the private rented LHA stock 
as within the social rented sector. 

• Households resident in the private rented sector without housing benefit that 
identified that the cost of their current housing was a severe problem are assigned 
to a tenure that they can afford according to the Practice Guidance affordability test  

 
7.16 The table below shows the proportion of each household type currently requiring alternative 

accommodation in order to be adequately housed. The table shows that some 7.4% of 
households are classified as inadequately housed currently. Lone parents are the 
household group least likely to reside in adequate accommodation, whilst households 
containing two or more pensioners are most likely to be adequately housed currently. 

 

Table 7.1 Types of households inadequately housed currently 

Household type 
Number inadequately 

housed 
All households 

Proportion 
inadequately housed 

Single pensioners 390 8,034 4.9% 
2 or more pensioners 169 5,491 3.1% 
Single non-pensioners 828 11,759 7.0% 
2 or more adults - no children 1,444 23,175 6.2% 
Lone parent 345 2,149 16.0% 
2+ adults, 1 child 529 5,632 9.4% 
2+ adults, 2+ children 1,002 7,588 13.2% 
Total 4,707 63,828 7.4% 

Source: Fordham Research household survey 2009 
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Tenure of housing required 

7.17 Rather than prescribing the accommodation required to address the current mismatch 
between the household population and the current stock, the profile of suitable 
accommodation for each household type is applied to the household population in twenty 
years time. The model therefore assumes that the pattern of accommodation required by 
each household type remains constant.  

 
7.18 The table below shows the ideal tenure profile in the Borough in twenty years time (if all 

households are to be adequately housed). The data shows that in 2028 the housing market 
should be comprised of 83.8% market dwellings, 1.8% intermediate and 14.4% social 
rented. 

 

Table 7.2 Ideal tenure profile in Kingston upon Thames in 2028 

Tenure Number of households Percentage of households 
Market 70,962 83.8% 
Intermediate 1,559 1.8% 
Social rented 12,155 14.4% 
Total 84,676 100.0% 

Source: Fordham Research household survey 2009 

 
7.19 The table below shows the tenure profile required by households resident in the Borough in 

twenty years time in comparison to the tenure profile recorded currently. The difference 
between these two distributions is the change required to the housing stock over this 
period. The results show that 20,848 additional homes are required in the Borough over the 
next twenty years. The table also indicates that that almost three-quarters of these new 
dwellings should be market properties with 23.0% social rented accommodation and 4.9% 
intermediate housing. 

 

Table 7.3 Tenure of new accommodation required in the Borough over the next 20 years 

Tenure 
Current tenure 

profile 
Tenure profile 2028 Change required 

% of change 
required 

Market 55,931 70,962 15,031 72.1% 
Intermediate 540 1,559 1,019 4.9% 
Social rented 7,357 12,155 4,798 23.0% 
Total 63,828 84,676 20,848 100.0% 

Source: Fordham Research household survey 2009 

 
7.20 Whilst, it is clear that this profile of new accommodation can be achieved in the Borough 

over the next twenty years, the scale of new accommodation required to meet the identified 
household growth, at 1,042 dwellings per year, is far in excess of the 385 additional homes 
per year proposed in the London Plan.  
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7.21 It is therefore more appropriate to assess the accommodation profile required within the 
limitation of the number of new dwellings that are likely to be added to the stock. To do this 
the type of population and household change is assumed to be the same as is indicated 
above, however the scale of the growth is reduced so that the additional requirement for 
new homes is in line with the figure described in the London Plan.  

 
7.22 The table below shows the tenure profile required once this adjustment has been made to 

the model in comparison to the current tenure profile. Again the change required to the 
housing stock is deduced from the difference between these two profiles. The table 
indicates that just over half of the requirement for new housing is for market 
accommodation. 

 

Table 7.4 Tenure of new accommodation required in the Borough over the next 20 years 

(adjusted scale of growth) 

Tenure 
Current tenure 

profile 
Tenure profile 2028 Change required 

% of change 
required 

Market 55,931 60,037 4,107 52.5% 
Intermediate 540 1,319 779 10.0% 
Social rented 7,357 10,284 2,926 37.5% 
Total 63,828 71,640 7,812 100.0% 

Source: Fordham Research household survey 2009 

 
7.23 It is clear that this profile of new accommodation can be achieved in the Borough over the 

next twenty years and it is recommended that this is what the Council should pursue in 
order to provide a more balanced housing stock.  

 
7.24 The model is able to also provide detail on the size of new dwellings required within each of 

these three tenures. For consistency the analysis presented within the remainder of this 
chapter is based on the version of the model with the adjusted scale of growth.  

 
 
Size of housing required within each tenure 

7.25 The table below presents the size of market accommodation required by households 
resident in the Borough in twenty years time in comparison to the size profile recorded in 
the sector currently. The implied change to the housing stock is also presented. The table 
shows that some 52.7% of new market dwellings should be three bedroom properties, with 
47.3% containing four or more bedrooms. A surplus of one and two bedroom market 
accommodation is recorded. 
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Table 7.5 Size of new market accommodation required in the Borough over the next 20 years 

Dwelling size 
Current size 

profile 
Size profile 2028 Change required 

% of change 
required 

One bedroom 6,556 5,333 -1,222 0.0% 
Two bedrooms 15,572 15,444 -128 0.0% 
Three bedrooms 21,929 24,808 2,878 52.7% 
Four or more bedrooms 11,873 14,452 2,579 47.3% 
Total 55,931 60,037 4,107 100.0% 

Source: Fordham Research household survey 2009 

 
7.26 This analysis can be repeated for intermediate housing and is presented in the table below. 

The data indicates that of the 779 additional intermediate dwellings required within the 
Borough, almost a third should be four bedroom properties with a further quarter one 
bedroom accommodation, 23.6% two bedroom homes and a fifth three bedroom dwellings.  

 

Table 7.6 Size of new intermediate accommodation required in the Borough over the next 20 

years 

Dwelling size 
Current size 

profile 
Size profile 2028 Change required 

% of change 
required 

One bedroom 195 383 188 24.1% 
Two bedrooms 186 369 184 23.6% 
Three bedrooms 159 317 159 20.4% 
Four or more bedrooms 0 249 249 32.0% 
Total 540 1,319 779 100.0% 

Source: Fordham Research household survey 2009 

 
7.27 The table below shows the equivalent results for the social rented sector. The table shows 

that of the 2,926 additional social rented units required within the Borough over the next 
twenty years, 30.6% should be two bedroom properties and 29.3% one bedroom 
accommodation, 21.9% three bedroom homes and 18.2% four bedroom dwellings.  

 

Table 7.7 Size of new social rented accommodation required in the Borough over the next 20 

years 

Dwelling size 
Current size 

profile 
Size profile 2028 Change required 

% of change 
required 

One bedroom 3,093 3,952 859 29.3% 
Two bedrooms 2,468 3,363 895 30.6% 
Three bedrooms 1,659 2,300 641 21.9% 
Four or more bedrooms 138 669 531 18.2% 
Total 7,357 10,284 2,926 100.0% 

Source: Fordham Research household survey 2009 

 



7.  Improv ing market  ba lance over  the longer  term 

Page 61 

Type of housing required 

7.28 Finally the model is also able to assess the likely future requirement for specialist 
accommodation (accommodation with extra services aimed principally at the frail elderly). 
This is important because the population projections identified that the older age bands are 
likely to experience some of the largest population increases.  

 
7.29 The table below shows the type of accommodation required by households resident in the 

Borough in twenty years time in comparison to the type of accommodation households 
currently reside in. The results show that some 95.2% of new accommodation in the 
Borough should be ordinary residential housing, although there is a notable requirement for 
further sheltered housing schemes with a warden. 

 

Table 7.8 Type of new accommodation required in the Borough over the next 20 years 

Type Current type profile Type profile 2028 Change required 
% of change 

required 

Ordinary accommodation 62,008 69,443 7,435 95.2% 

Sheltered housing scheme with a warden 1,226 1,596 370 4.7% 

Sheltered housing scheme without a warden 212 208 -4 0.0% 

Extra care housing scheme 42 39 -3 0.0% 

Supported housing scheme 340 353 14 0.2% 

Total 63,828 71,640 7,812 100.0% 

Source: Fordham Research household survey 2009 

 
 
Impact of employment forecasts on housing demand 

7.30 CB Richard Ellis has recently completed a piece of work for Kingston upon Thames Council 
examining the potential employment growth in the District to 2021. Extracts of this work 
contained within the Kingston upon Thames Employment Land Review, published in 2008, 
indicate that the number of people employed within the financial and business services 
sector is forecast to grow by 16.1% between 2006 and 2020. 

 
7.31 It is therefore useful to examine the appropriate accommodation profile of households 

headed by someone employed within this sector, as these households may become more 
predominant within the local population in the future. This is presented in the table below.  
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Table 7.9 Appropriate accommodation profile of households headed by someone employed 

in the financial and business services sector  

Tenure 
Dwelling size 

Market Intermediate Social rented 
One bedroom 11.0% 0.0% 0.0% 
Two bedrooms 33.2% 0.0% 0.0% 
Three bedrooms 29.4% 0.0% 0.0% 
Four or more bedrooms 26.4% 0.0% 0.0% 
Total 100.0% 0.0% 0.0% 

Source: Fordham Research household survey 2009 

 
7.32 The table shows that all households within this group would be appropriately housed in 

market accommodation and that a third of the requirement from this group is for two 
bedroom market housing.  

 
 
 

Summary 

i) The population of the Borough is projected to increase by 23.3% over the period 2006-
2026; the number of households is projected to increase by a similar level. The profile 
of the population is expected to change, with a large increase in the numbers of 
residents aged 60 and over. 

 
ii) In terms of the accommodation required to provide housing market balance over the 

long-term, our model which is based on secondary data in combination with the 
household survey data and considers a range of factors including the adequacy of 
current housing, suggests that: 

 
• Around half of the requirement for new housing is for market accommodation 
• All new market housing should have three or more bedrooms 
• A range of dwelling sizes are required within the intermediate sector 
• Some 40% of new social rented accommodation should have three of more 

bedrooms 
• Almost all new accommodation should be ‘ordinary’ (as opposed to specialist). 
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8. Particular household groups 
 
 
Introduction 

8.1 This chapter addresses particular groups of households. The Practice Guidance indicates 
that an inclusive approach to sub-groups of the population will enhance the knowledge 
base and ensure that all issues are considered. The groups considered are those 
highlighted in the Practice Guidance. Some groups may be disadvantaged, and some may 
not, but the additional detail of their circumstances should be of value in considering policy 
options for them. 

 
 

Households with support needs 

8.2 The household survey collected information about households who said that one or more 
people suffered from one or more of the following disabilities/support needs: 

 

• Frail elderly 
• Persons with a medical condition 
• Persons with a physical disability 
• A learning disability 
• A mental health problem 
• A severe sensory disability 
• Other 

 
8.3 Overall there are an estimated 9,780 households in Kingston upon Thames with one or 

more members in an identified support needs group - this represents 15.2% of all 
households. It should be noted that the finding of a household with a support need does not 
necessarily mean that the household needs to move to alternative accommodation. In 
many cases the support need can be catered for within the household’s current home whilst 
for others the issue may be the need for support rather than any specific type of 
accommodation.  

 
8.4 Households with a ‘medical condition’ are the predominant support needs group. The next 

largest group is ‘physically disabled’. These two categories represent the majority of all 
support needs households. 

 
8.5 The household survey data suggest that support needs households are particularly likely to 

live in the South of the Borough sub-area.  
 
8.6 Support needs households most commonly reside in the social rented sector and are also 

associated with pensioner households. 
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Figure 8.1 Proportion of households within tenure containing a support 

needs member 
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Source: Fordham Research household survey 2009 

 
8.7 Support need households record an average (median) annual household income of 

£16,004 compared to £41,162 for non-support needs households (although there will be 
some link here to the fact that older people are more likely to have a support need). 

 
8.8 Those households with a member with support needs were asked to indicate if there was a 

need for improvements to their current accommodation and/or services. The responses are 
detailed in the figure below. 
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Figure 8.2 Support needs households: improvements to accommodation and services 
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Source: Fordham Research household survey 2009 

 
 
Older persons 

8.9 Older people are defined as those over the state pension eligibility age (currently 65 for 
men, 60 for women). The SHMA household survey suggests that 13,525 of all households 
in Kingston upon Thames contain only older people (21.0%) and a further 7.2% contain 
both older and non-older people.  

 
8.10 According to the SHMA household survey, almost three-quarters of older person only 

households are owner-occupiers. The overwhelming majority of these do not have a 
mortgage. Another significant finding is the relatively high proportion of social rented 
accommodation containing older people only (31.5%).  

 
8.11 The overwhelming majority of older person only households are comprised of one or two 

people yet over half of these households reside in accommodation with three or more 
bedrooms. This suggests that the there could be potential scope to free up larger units for 
younger families if the older households chose to move into suitable smaller units. The 
following figure shows the number of under-occupied older person households resident in 
each tenure. 

 
8.12 The figure indicates that whilst the majority of older persons only households under-

occupying their home are in the owner-occupied sector, there are also 255 households in 
the social rented sector. This may therefore present some opportunity to reduce under-
occupation. 
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Figure 8.3 Number of under-occupied older persons only households 
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Source: Fordham Research household survey 2009 

 
8.13 According to the SHMA household survey, older person only households are less likely to 

move home, suggesting that the ageing of the population may reduce activity in the market. 
However the ageing of the population could result in an increase in the requirement for 
specialist accommodation.  

 
8.14 The ONS population projections (discussed in chapter 7) indicate that the number of people 

aged 60 or over will increase by 49.0% across the Borough over the twenty year period. 
This may have a significant impact on local housing requirements as these households may 
be more likely to require some form of specialist accommodation, particularly the 85+ age 
group which shows an increase of 43.3%.  

 
 
Key workers 

8.15 Census data suggests that across the whole study area, around 23.4% of people who are 
working are employed in public administration, education or health. This proportion is 
higher than equivalent figures for London (22.9%) although lower than the equivalent for 
England (24.1%). 

 
8.16 The SHMA household survey collected information on the sector of employment of working 

household heads. This included information on three key worker categories – ‘Public 
administration and defence’, ‘Education’ and ‘Health and Social Work’. The survey contains 
considerable detail on the housing situation of these households.  The nature of this study 
means that the key workers identified within the survey are those that are resident in the 
Borough.  

 



8.  Par t icu la r  household groups 

Page 67 

8.17 In total the survey estimates that 19,662 households contain a key worker, and of those 
14,187 are headed by a key worker (the head of the household was taken to be the survey 
respondent).  

 
8.18 The tenure distribution recorded by the household survey indicates that key worker 

households3 are slightly more likely to be owner-occupiers than non-key workers (70.8% 
compared to 68.6%). Key worker households are less likely than non-key worker 
households to be living in the social rented sector. 

 
8.19 The data indicates that the average (median) income of key worker households, at 

£47,171, is lower than the figure for non-key worker households in employment (£53,081). 
Average (median) household savings amongst key worker households are also lower 
(£4,103 compared to £4,401) 

 
8.20 The figure below presents information on the ability of key worker households to afford a 

range of housing options in comparison to other households containing an employed 
household member. The data indicates that key worker households are slightly less likely to 
be able to afford market housing than non-key worker households in employment and are 
more likely to require social rented housing. A lower proportion of key worker households 
are able to afford intermediate housing than non-key worker households in employment. 

 

Figure 8.4 Ability of key workers to afford local housing 

79.9%

1.5
%

1
.6
%

3
.2%

1
7.1
%78.2%

4.4
%

14
.1
%

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

Key worker

Other  households in employment

Afford market housing Afford equity based intermediate

Afford intermediate rent Soc ial rent only

 
Source: Fordham Research household survey 2008 

 
 

                                                
3 Households headed by a key worker 
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Black and Minority Ethnic (BME) households 

8.21 As was discussed in chapter 2, the latest data from ONS suggests that 19.6% of people 
resident in the Borough are from a BME group. The following figure shows the spatial 
distribution of the non-white (British/Irish) population in the Borough at output area level. 
The data shows a concentration of the BME population towards the north of the Borough, 
around Coombe and New Malden; the wards with the lowest proportions of people from a 
BME group are concentrated to the south of the Borough.  

 

Figure 8.5 Location of the BME population 

 
Source: 2001 Census, mapped by Fordham Research 2009 

 
8.22 The household survey collected information on the (self-defined) ethnic origin of the survey 

respondent (and partner if applicable). The household survey indicates that 76.1% of 
households in Kingston upon Thames are headed by someone that describes themselves 
as being from a White British background, 6.8% describe themselves as being from a White 
Other background. 

 
8.23 The household survey indicates that the Other ethnic group, Other Asian and White Other 

are the most likely to be resident in private rented accommodation. White British 
households are the most likely to be owner occupiers without a mortgage.  

 
8.24 The figure below indicates that Black or Black British households are particularly likely to be 

living in unsuitable housing as identified by the Practice Guidance.  
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Figure 8.6 Proportion of households resident in unsuitable housing 
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Source: Fordham Research household survey 2009 

 
 
Families with children 

8.25 The Practice Guidance acknowledges the importance of providing suitable housing for 
families, especially those with children, to ensure that communities are appropriately mixed. 
For the purposes of analysis children are defined as those aged under 16.  

 
8.26 The household survey estimates that there are 15,369 households which contain at least 

one child in Kingston upon Thames. Of these 14.0% are lone parents families, some 46.4% 
are families with younger children (the children’s age is under 8 or the average age of the 
children is under 8) with the remaining 39.7% families having older children (the children’s 
age is 8 or over or the average age of the children is 8 or over). 

 
8.27 The figure below shows the tenure of the three groups of family households. The results 

suggest that lone parent families are more likely to be living in social rented 
accommodation.  
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Figure 8.7 Tenure of families with children 

Lone parent families Families with young children Families with older children 

52.4%

33.6%
14.0%

Owner-occupied (no mortgage)
Owner-occupied (w/ mortgage)
Social rented
Private rented

 

3.7%

71.9%

7.4%

17.0%

 

14.8%

66.0%

4.8%

14.4%

 

Source: Fordham Research household survey 2009 

 
8.28 Survey data indicates that lone parent families are significantly more likely to reside in 

unsuitable housing in Kingston upon Thames as defined by the Practice Guidance. 
 
8.29 The following figure considers the propensity of family households to move over the next 

two years and the preferred destination of these moving households. The data indicates 
that families with younger children are the most likely to plan to move over the next two 
years and families with older children are the least likely. 

 
8.30 For all three family groups, the majority of moving households would like to move to a 

different home within the Borough. This suggests that Kingston upon Thames is viewed as 
a suitable location to bring up children.  

 

Figure 8.8 Proportion of households that plan to move in the next two years 
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Lone parent Younger children Older children

Move outside of Kingston
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Source: Fordham Research household survey 2009 
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8.31 The most common reasons for moving amongst all family groups were the need for larger 

accommodation and the desire to move to a better environment.  
 
 
 

Summary 

i) Some 9,780 households in Kingston upon Thames contain a member with a support need. 
These households indicate that a range of adaptations and services are required to enable 
them to continue living in their home; the most commonly cited is ‘help with maintaining 
home’. 

 
ii) The SHMA household survey suggests that 13,525 households in Kingston upon Thames 

contain only older people (21.0%). Although the number of older people resident in 
Kingston upon Thames is projected to increase dramatically over the next 20 years, this 
group is notably less likely than average to want to move home.  

 
iii) Census data suggests that across the whole study area, around 23.4% of people who are 

working are employed in public administration, education or health. Survey data indicates 
that the average income of key worker households analysed, at £47,141, is lower than the 
figure for non-key worker households in employment (£53,081). 

 
iv) The latest data from ONS suggests that 19.6% of people resident in the Borough are from 

a BME group. Survey data indicates that ‘Black or Black British’ households are 
partricularly likely to reside in housing defined as unsuitable. Housing services should be 
monitored to ensure that all groups are able to access services on offer. 

 
v) The household survey estimates that there are 15,369 households which contain at least 

one child in Kingston upon Thames. Around a fifth of households with children intend to 
move home within the next two years, with the majority expecting to remain within the 
Borough. 
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9. Issues for policy debate 
 
 
Introduction 

9.1 PPS3 is clear that the ultimate aim of a Strategic Housing Market Assessment is to provide 
robust evidence that will inform local housing strategy and planning policies. The evidence 
base must take account of the full range of data sources and include the involvement of key 
stakeholders. This chapter presents the policy suggestions resulting from evidence 
presented within this SHMA, which will be used to base a wider discussion on the 
appropriate policy outputs for the Kingston upon Thames housing market.  

 
9.2 A further requirement of a SHMA is that the results should be presented in a transparent 

manner and that it should be a dynamic piece of work that can be updated to ensure it 
remains relevant as the market changes. Within this report each result presented contains 
an indication of the source and any assumptions used, however this chapter will provide an 
overview of where the core outputs required by the Practice Guidance are presented. In 
addition it will outline the method that can be used to update the results in the future by the 
steering group. 

 
 
Outputs required by PPS3 

9.3 Figure 9.1 presents the results obtained from this SHMA for the three output requirements 
of PPS3 within Kingston upon Thames. 

 
9.4 The very high level of housing need evidenced by the CLG needs assessment model in 

Chapter 5 of 1,738 dwellings supports the tenure split recommended in the London Plan of 
50% affordable dwellings and 50% market dwellings. This would be an increase from the 
figure of 40% set out in the current Unitary Development Plan.  

 
9.5 The target of 50% affordable housing is also supported by the model presented in chapter 

7, which aims to improve market balance over the long-term. This suggests that over the 
next twenty years 47.5% of all new dwellings in the Borough should be affordable, with 
52.5% market. 

 
9.6 Within the affordable sector, the analysis of housing need presented in Chapter 5 suggests 

that about 25% could be intermediate with the remainder social rented. The long-term 
market balance model presented in chapter 7 indicates that a similar level (21%) of 
affordable housing should be intermediate.  

 



Kingston upon Thames Strateg ic  Hous ing Marke t  Assessment  

Page 74 

9.7 Overall the figure from the housing needs model is given greater emphasis as this model is 
more established in the Practice Guidance; therefore it is recommended that a quarter of 
new affordable housing in the Borough be intermediate. This target is dependent on 
intermediate housing being priced at the usefully affordable point; if this is not possible then 
social rented housing would need to be provided instead. It is worth noting that 
stakeholders indicated that the demand for the HomeBuy shared equity scheme was 
remaining despite the economic downturn. 

 
9.8 PPS3 requires the likely profile of household types requiring market housing to be 

considered. This is derived in Chapter 6. The results show that the largest group requiring 
market housing is multi-adult households without children. 

 
9.9 An analysis of the requirements of households in need and households on the currently on 

the Council’s housing register suggests that the majority of the requirement is for smaller (1 
and 2 bedroom) units. It should be noted that this is a gross requirement which does not 
take into account of the likely supply of different sizes of accommodation. The household 
survey suggests that more than 75% of the current social rented stock is one and two 
bedroom dwellings.  

 
9.10 The long-term market balance model presented in chapter 7 suggested that a range of 

sizes of social rented accommodation are required in the future, and that 60% of new 
dwellings within this sector should be one and two bedroom homes and 40% should be 
three and four bedroom dwellings.  

 
9.11 These findings form part of the ‘evidence base’ for policy, but do not form policy in itself. It 

is manifestly clear in a Borough such as Kingston upon Thames that the level of housing 
need is far too high to be met by any foreseeable supply of newbuild affordable housing. It 
is therefore a policy issue for the Council to decide what types of affordable housing to 
build. The Council will want to consider its priorities in the light of the evidence, but not in 
any way be dictated by it. 

 
9.12 It is recommended that the outputs from this report should be viewed in conjunction with 

those from the assessment of viability currently being undertaken in Kingston upon Thames 
when determining policy. This is particularly important considering the high level of need for 
affordable housing found in Kingston upon Thames by this study, and the difficulties for 
delivery likely to be generated by the economic downturn. 
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Figure 9.1 Summary of PPS3 requirements resulting from the analysis 

Mix of housing required: Output 1 and 
Output 3(ii) 

Affordable 

50.0% Social rent 

38.5%

Inter-

mediate 

11.5%

Market 

50.0%

 

Some 50% of new housing should be market with 
50% affordable 
 
Within the affordable sector, 25% should be 
intermediate and 75% social rented  
 
The majority of intermediate housing should be 
intermediate rent rather than equity based products 

 

Market housing demand: Output 2  

2.5%

2.0%

21.5%

51.3%

0.3%

12.6%

9.7%
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Over half of the demand comes from multi-adult 
households without children and a fifth from single 
non-pensioner households. Around 5% of the 
demand is from pensioner households and around 
a fifth is from households with children. 

Affordable housing size mix: Output 3 (i)  

 
 
The overall requirement is biased towards smaller 
units; however the data does suggest that around 
a third of the requirement is for larger (3 and 4+ 
bedroom) homes. 
 
 

Source: Fordham Research household survey 2009 

 
 
Other policy recommendations 

9.13 The SHMA report provides evidence for a range of other housing and planning policy 
implications beyond those covered in the response to the PPS3 requirements. These are 
discussed below. 

 

1 – 2 bed 

60-70% 

3 – 4 bed 

30-40% 
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Site threshold for pursuing affordable housing 
 
9.14 PPS3 states that the national minimum site threshold is now 15 (reduced from 25). It also 

allows, if the profile of sites coming forward justifies it, a lower threshold such as 10 if this 
would make a big difference to the amount of affordable housing produced. The current site 
threshold in the Council is 10. Evidence from the Council and stakeholders indicates that a 
lot of sites that are presented to the Council are below the current threshold; this suggests 
that a threshold of less than 10 would be more appropriate, in order to maximise the yield of 
affordable housing.  

 
Low cost market housing 
 
9.15 PPS3 (para 26) suggests that councils should seek low cost market housing as part of the 

overall market housing total, however it does not provide a precise definition of what low 
cost market housing is other than to state that it should not be considered an affordable 
tenure. CLG have indicated that this flexible definition exists because they are encouraging 
housebuilders to be creative in the generation of new products within this framework. 
Stakeholders also acknowledged that creative ways to deliver housing solutions were 
required. 

 
9.16 It is however difficult to provide an exact recommendation for the amount of low cost 

housing that should be sought in the Borough as it is not possible to test the ability of local 
households to afford a particular product. If it is assumed that low cost market housing is 
newbuild housing at a discount sufficient to be priced within the rent-buy gap, then the 
analysis of the extent of housing market gaps in the Borough (presented in Chapter 3) 
would suggest that Kingston upon Thames would benefit from this form of market 
accommodation. 

 
 
Compliance with Guidance 

9.17 Both PPS3 and the Practice Guidance specifically describe what the SHMA evidence base 
should yield. The results addressing the three specific PPS3 output requirements were 
presented above. The Practice Guidance contains an additional set of outputs required 
from an SHMA report. The table below lists the eight outputs of the Practice Guidance and 
the chapter of the report in which they are addressed.  
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Table 9.1 Providing the Practice Guidance core outputs 

Item Source (Chapter) 

1) Estimates of current dwellings in terms of size, type, condition and tenure 2 
2) Analysis of past and current housing market trends, including balance 
between supply and demand in different housing sectors and price/affordability. 
Description of key drivers underpinning the market  

3,4,6 

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

7 

4) Estimate of current number of households in housing need 5 

5) Estimate of future households that will require affordable housing 5 
6) Estimate of future households requiring market housing 6 
7) Estimate of size of affordable housing required 5 
8) Estimate of household groups who have particular housing requirements e.g. 
families; older people; key workers; Black, Minority and Ethnic groups; disabled 
people; young people etc. 

8 

Source: Fordham Research household survey 2009 

 
9.18 The Practice Guidance also requires a list of process requirements to be met through the 

SMHA process. The table below presents these process requirements alongside a 
demonstration of how they have been fulfilled within the course of this project.  
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Table 9.2 Meeting the SHMA process requirements  

1) Approach to identifying housing market area(s) is consistent with other approaches to 

identifying housing market areas within the region 

The report follows the CLG Advice Note ‘Identifying sub-regional housing market areas’ in taking a 
practical decision when determining the housing market boundary. In line with other recent Borough-level 

SHMAs undertaken in London recently the housing market boundary is assumed to coincide with the 
extent of the Council area. 

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

A detail profile of the local housing market in Kingston is presented throughout the report in comparison to 
the regional and national situation. Further analysis of the dynamics of the housing market is framed by 

this contextual understanding of the Borough. 
3) Involves key stakeholders, including house builders 

A key part of this SHMA process has been the involvement of stakeholders, this dialogue provides an 
important input for the analysis of the housing market and the subsequent report. It is an iterative process 
with results being relayed to the stakeholders to help determine the further areas that the SMHA should 

consider. 

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

Chapter 1 describes a list of the data sources used within this SHMA report and further detail on the 
approach used to ensure that the primary data is robust and truly reflective of the local population is 
presented in the accompanying report. The housing needs calculation methodology follows the CLG 

Practice guidance as detailed in the accompanying report. The methodology used for the long-term market 
balance model presented in chapter 7 is explained and justified within that chapter.  

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

transparent manner 

The assumptions made in the report are clearly set out next to the analysis to which they relate, alongside 
reference to other relevant material. Further details of the workings behind some of the calculations are 

presented in the accompanying report. Furthermore transparency is assured because the household 
survey dataset that is used to produce many of the results contained within this report is provided to the 

steering group, alongside a demonstration of how the results are derived from it. 
6) Uses and reports upon effective quality control mechanisms 

Fordham Research uses detailed quality control mechanisms. These apply to fieldwork, through model-
building and analytical scrutiny, to cross-review of report output. 

7) Explains how the assessment findings have been monitored and updated (where appropriate) 

since it was originally undertaken 

The report sets out how the findings presented in this report can be updated in the future in the following 
section. 

Source: Fordham Research household survey 2009 

 
 
Monitoring and updating the results 

9.19 The Practice Guidance is clear that one of the products of the SHMA should be the 
capacity of steering group members to monitor and update the report results. The 
importance of outputs that are updatable was also important to the steering group, 
particularly in the current housing market. 
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9.20 There are a number of secondary data sources that present relevant information on the 
Kingston upon Thames housing market that were used in this report. A full list of these 
sources is presented in the accompanying report, which details how frequently they are 
published so that the steering group will be able to monitor the changes in the market that 
they indicate. 

 
9.21 Analysis of the SHMA household survey has provided a range of data that has informed the 

understanding of the local housing market. A training session on how to use and update the 
survey dataset will be provided to steering group members at the conclusion of the project.  

  
9.22 A more immediate method for monitoring the housing market is to update the cost of the 

different tenures of housing in Kingston upon Thames, as is presented in Chapter 3. This 
provides an indication of the adjustment to affordability that has occurred since the original 
survey. In addition it provides a visual guide as to how the ability of households to ascend 
the housing ladder has altered. To allow direct comparison these price and rents should be 
converted into the level of income required to access the tenure, as described in Chapter 3. 

 
 
 

Summary 

i) The purpose of this SHMA is to provide robust evidence that will inform local housing 
strategy and planning policies. This SHMA contains the outputs required by PPS3 
paragraph 22 and the core outputs required by the SHMA Practice Guidance.  

 
ii) The very high level of housing need evidenced by the CLG needs assessment model 

provides support for the 50% affordable/50% market ratio recommended in the London 
Plan. Within the affordable sector, it is suggested that a quarter of the requirement 
could be met by intermediate housing.  

 
iii) The majority of the (gross) affordable housing requirement is for smaller dwellings, 

although it is noted that 75% of the current social rented stock is one and two bedroom 
dwellings. 

 
iv) A further requirement of a SHMA is that it should be a dynamic piece of work that can 

be updated to ensure it remains relevant as the market changes. The chapter outlined 
possible methods that can be used by the steering group to update the results in the 
future. 
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Glossary 
 
Affordability 
 
A measure of whether households can access and sustain the cost of private sector housing. 
There are two main types of affordability measure: mortgage and rental. Mortgage affordability 
assesses whether households would be eligible for a mortgage; rental affordability measures 
whether a household can afford private rental. Mortgage affordability is based on conditions set by 
mortgage lenders – using standard lending multipliers (3.5 times household income). Rental 
affordability is defined as the rent being less than a proportion of a household’s gross income (in 
this case 25% of gross income). 
 
Affordable housing 
 
Affordable housing includes social rented and intermediate housing, provided to specified eligible 
households whose needs are not met by the market. Affordable housing should be at a cost which 
is below the costs of housing typically available in the open market and be available at a sub-
market price in perpetuity (although there are some exceptions to this such as the Right-to-
Acquire). [There is an ambiguity in PPS3: Housing, where ‘intermediate housing’ is defined as 
being below market entry to rent, while ‘affordable housing’ is defined to be below the threshold to 
buy (normally much higher than the private rental one). But in principle the Guidance defines 
affordable housing as below the market threshold, and rationally speaking, that includes the private 
rented as well as purchase sectors]. 
 
Annual need 
 
The combination of the net future need plus an allowance to deal progressively with part of the net 
current need. 
 
Bedroom standard 
 
The bedroom standard is that used by the General Household Survey, and is calculated as follows: 
a separate bedroom is allocated to each co-habiting couple, any other person aged 21 or over, 
each pair of young persons aged 10-20 of the same sex, and each pair of children under 10 
(regardless of sex). Unpaired young persons aged 10-20 are paired with a child under 10 of the 
same sex or, if not possible, allocated a separate bedroom. Any remaining unpaired children under 
10 are also allocated a separate bedroom. The calculated standard for the household is then 
compared with the actual number of bedrooms available for its sole use to indicate deficiencies or 
excesses. Bedrooms include bed-sitters, box rooms and bedrooms which are identified as such by 
respondents even though they may not be in use as such. 
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Current need 
 
Households whose current housing circumstances at a point in time fall below accepted minimum 
standards. This would include households living in overcrowded conditions, in unfit or seriously 
defective housing, families sharing, and homeless people living in temporary accommodation or 
sharing with others. 
 
Disaggregation 
 
Breaking a numerical assessment of housing need and supply down, either in terms of size and/or 
type of housing unit, or in terms of geographical sub-areas within the District. 
 
Entry-level market housing 
 
The survey of prices and rents is focussed on ‘entry-level’ prices/rents. That is to say the price/rent 
at which there is a reasonable supply of dwellings in reasonable condition. The purpose of this 
approach is to ensure that when assessments are made of say first time buyers, that the prices are 
the appropriate ones for the typical members of this group.  
 
Financial capacity 
 
This is defined as household (incomex3)+savings+equity (the value of the property owned by 
owner occupiers, typically the family home, net of mortgage). This provides an indication, when put 
on a capital basis, of the amount which the household could afford to pay for housing. Since equity 
is now a substantial part of the overall financial capacity of the large fraction of owner occupiers it 
is essential to use this measure rather than the old price/income ratio to measure the activity of a 
housing market. 
 
Forecast  
 
Either of housing needs or requirements is a prediction of numbers which would arise in future 
years based on a model of the determinants of those numbers and assumptions about (a) the 
behaviour of households and the market and (b) how the key determinants are likely to change. It 
involves understanding relationships and predicting behaviour in response to preferences and 
economic conditions. 
 
Headship rates  
 
Measures the proportion of individuals in the population, in a particular age/sex/marital status 
group, who head a household. Projected headship rates are applied to projected populations to 
produce projected numbers of households. 
 
Household 
 
One person living alone or a group of people who have the address as their only or main residence 
and who either share one meal a day or share a living room. 
 



Glossary  

Page 83 

Household formation 
 
The process whereby individuals in the population form separate households. ‘Gross’ or ‘new’ 
household formation refers to households which form over a period of time, conventionally one 
year. This is equal to the number of households existing at the end of the year which did not exist 
as separate households at the beginning of the year (not counting ‘successor’ households, when 
the former head of household dies or departs). 
 
Household reference person 
 
For the purposes of our study the survey respondent is taken to represent the household reference 
person (HRP). 
 
Housing Market Area 
 
The geographical area in which a substantial majority of the employed population both live and 
work, and where most of those changing home without changing employment choose to stay.  
 
 
 
Housing need 
 
Housing need is defined as the number of households who lack their own housing or who live in 
unsuitable housing and who cannot afford to meet their housing needs in the market. 
 
Housing Register 
 
A database of all individuals or households who have applied to a local authority or RSL for a 
social tenancy or access to some other form of affordable housing. Housing Registers, often called 
Waiting Lists, may include not only people with general needs but people with support needs or 
requiring access because of special circumstances, including homelessness. 
 
Intermediate Housing 
 
PPS3 defines intermediate housing as ‘housing at prices and rents above those of social rent but 
below market prices or rents and which meet the criteria set out above. These can include shared 
equity products (e.g. HomeBuy), other low cost homes for sale and intermediate rent.’ 
 
Lower quartile  
 
The value below which one quarter of the cases falls. In relation to house prices, it means the price 
of the house that is one-quarter of the way up the ranking from the cheapest to the most 
expensive. 
 
Mean 
 
The mean is the most common form of average used. It is calculated by dividing the sum of a 
distribution by the number of incidents in the distribution. 
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Median 
 
The median is an alternative way of calculating the average. It is the middle value of the 
distribution when the distribution is sorted in ascending or descending order.  
 
Migration 
 
The movement of people between geographical areas primarily defined in this context as local 
authority Districts. The rate of migration is usually measured as an annual number of households, 
living in the District at a point in time, who are not resident in that District one year earlier. 
 
Net need 
 
The difference between need and the expected supply of available affordable housing units (e.g. 
from the re-letting of existing social rented dwellings). 
 
Newly arising need 
 
New households which are expected to form over a period of time and are likely to require some 
form of assistance to gain suitable housing together with other existing households whose 
circumstances change over the period so as to place them in a situation of need (e.g. households 
losing accommodation because of loss of income, relationship breakdown, eviction, or some other 
emergency). 
 
 
 
Newly forming households 
 
Adult individuals, couples or lone parent families living as part of other households of which they 
are neither the head nor the partner of the head and who need to live in their own separate 
accommodation, and/or are intending to move to separate accommodation rather than continuing 
to live with their ‘host’ household. 
 
Occupancy rating 
 
This is used in the 2001 Census as a measure of under occupancy and overcrowding. It relates the 
actual number of rooms in the dwelling to the number of rooms required by the members of the 
household (based on relationships between them and their ages). An occupancy rating of -1, for 
example, implies that there is one room too few and 
that there is overcrowding in the household. 
 
Overcrowding 
 
Definition used by Fordham Research (in analysis of household survey data) and the Survey of 
English Housing: a dwelling which is below the ‘bedroom standard’ (see above). 
 
Definition used by the 2001 Census: a dwelling with a negative ‘occupancy rating’ (see above). 
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Primary data  
 
Information that is collected from a bespoke data collection exercise (e.g. surveys, focus groups or 
interviews) and analysed to produce a new set of findings. 
 
Projection  
 
Either of housing needs or requirements is a calculation of numbers expected in some future year 
or years based on the extrapolation of existing conditions and assumptions. For example, 
household projections calculate the number and composition of households expected at some 
future date(s) given the projected number of residents, broken down by age, sex and marital 
status, and an extrapolation of recent trends in the propensity of different groups to form separate 
households. 
 
Relets 
 
Social rented housing units which are vacated during a period and become potentially available for 
letting to new tenants. 
 
Sample survey 
 
Collects information from a known proportion of a population, normally selected at random, in order 
to estimate the characteristics of the population as a whole. 
 
Secondary data  
 
Existing information that someone else has collected. Data from administrative systems and some 
research projects are made available for others to summarise and analyse for their own purposes 
(e.g. Census, national surveys). 
 
SHMA (Strategic Housing Market Assessment) 
 
SHMA derives from government guidance suggesting that the ‘evidence base’ required for the 
good planning of an area should be the product of a process rather than a technical exercise.  
 
Social rented housing 
 
PPS3 defines social rented housing as ‘rented housing owned by local authorities and registered 
social landlords, for which guideline target rents are determined through the national rent regime’, 
the proposals set out in the Three Year review of Rent Restructuring (July 2004) were 
implemented in policy in April 2006. It may also include rented housing owned or managed by 
other persons and provided under equivalent rental arrangements to the above, as agreed with the 
local authority or with the Housing Corporation as a condition of grant’.  
 
Support Needs 
 
Relating to people who have specific needs: such as those associated with a disability. 
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Specialised housing  
 
Refers to specially designed housing (such as mobility or wheelchair accommodation, hostels or 
group homes) or housing specifically designated for particular groups (such as retirement housing). 
 
Supporting People 
 
This term refers to a programme launched in 2003 which aims to provide a better quality of life for 
vulnerable people by aiding them to live independently and maintain their tenancies/current home 
life. The programme covers a wide variety of vulnerable people from travellers, to young people at 
risk, to those with HIV or AIDS. Supporting People provide housing related support in many 
different forms but include enabling individuals to access their correct benefits entitlement, 
ensuring they have the correct skills to manage their tenancy and providing advice on property 
adaptations.  
 
Under-occupation 
 
An under-occupied dwelling is one which exceeds the bedroom standard by two or more 
bedrooms. 
 
Unsuitably housed households 
 
All circumstances where households are living in housing which is in some way unsuitable, 
whether because of its size, type, design, location, condition or cost. Households can have more 
than one reason for being in unsuitable housing. 


