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1. Introduction 
1.1 This Report is part of a Strategic Housing Market Assessment (SHMA) for Stockton-on-Tees 

borough Council prepared in 2 parts: 

» Part 1 (available separately) is the Objective Assessment of Need (OAN), including 
affordable housing needs and the size of mix of housing required. 

» Part 2 (this report) provides details on other aspects of the project brief; 

– To understand the need for housing of specific types to meet particular needs; 

– To assess the need for Gypsy and Traveller Accommodation; 

– To better understand, and evidence, current demand for town centre living in 
Stockton Town Centre. 

 
Need for Certain Types of Housing 
1.2 In Paragraph 021, Planning Practice Guidance (PPG) sets out what needs to be done to identify 

‘the need for certain types of housing and the needs of different groups’. These groups are: 
 

» The private rented sector 
» People wishing to build their own homes 
» Family Housing 
» Housing for Older People 
» Households with Specific Needs 
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2. The Private Rented Sector (PRS) 
National Context 
2.1 The English Housing Survey (EHS) 2014-151 identified that 19% (4.3 million) of households were 

renting from a private landlord, almost double the rate of 11% in 2003-042. The EHS also shows 
that households aged 25-34 were more likely to be renting privately than buying a home; 46% in 
2014-15, up from 24% in 2004-05.   Owner occupation in this age group dropped from 54% to 
34% over the same period. The proportion of households in the private rented sector with 
dependent children increased from 30% in 2004-05 to 37% in 2014-15. These changes were 
becoming evident a decade ago; 21% of households aged 25-34 were privately renting in 2003- 
043 compared to 24% in 2004-05. 

2.2 Growth in the Sector seems likely to continue, driven by a combination of demand and supply 
factors: 

» Increasing demand from more households; 

» Recent reductions in incomes (in real terms); 

» Affordability of owner occupation reducing; 

» Changing Bank lending practices: the number of Buy-to-Let (BTL) mortgages 
granted in 2014 and in 2015 was about 11% of all mortgages and equivalent to two 
fifths of those granted to First-time Buyers (FTB). On average there were 10,300 
BTL to 27,000 FTB per month in 2014 and 10,600 BTL to 26,000 FTB in 20154; and 

» Pensions reform: pension drawdowns invested in BTL property. 
 

2.3 The growth of the Sector has been acknowledged as both a growing and long term option for 
meeting the nation’s housing need. In a 2014 report, the Department for Communities and Local 
Government (CLG) (with the Intermediary Mortgage Lenders Association) forecast that the 
private rented sector will increase in size to 35% nationally by 20325. On this basis, the number 
of households renting privately could double again over the next twenty years. In the April 2016 
Budget, the Chancellor announced cuts to tax relief and an increase in Stamp Duty for Buy to Let 
landlords, which led to concerns being voiced over the future of the Buy to Let market and a rush 
to invest before April 2016 (Council of Mortgage Lenders (CML) data shows 91,600 Buy to Let 

 
1

 https://w ww.gov.uk/government/uploads/system/uploads/attachment_data/file/501065/EHS_Headline_report_2014-15.pdf 
2 https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-headline-report 
3 https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-headline-report 
4 

https://www.cml.org.uk/news/press-releases/home-owner-house-purchase-lending-up-21-year-on-year/ (Figures above are 
unadjusted) 
5 

http://www.imla.org.uk/news/post.php?s=2014-05-15-over-half-of-uk-homes-to-be-rented-by-2032 

https://w/
http://www.gov.uk/government/uploads/system/uploads/attachment_data/file/501065/EHS_Headline_report_2014-15.pdf
https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-headline-report
https://www.gov.uk/government/statistics/english-housing-survey-2013-to-2014-headline-report
https://www.cml.org.uk/news/press-releases/home-owner-house-purchase-lending-up-21-year-on-year
http://www.imla.org.uk/news/post.php?s=2014-05-15-over-half-of-uk-homes-to-be-rented-by-2032
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The private rented sector 

Tenure data from the Office of National Statistics can be used to understand the future need 
for private rented sector housing. However, this will be based on past trends. Market signals 
in the demand for private rented sector housing could be indicated from a change in rents. 

Planning Practice Guidance (March 2014), ID 2a-021 

 
 
 

mortgages were granted in the three months to March 2016). The Intermediary Mortgage 
Lenders Association predict that the changes to the tax regime for Buy to Let investors: “will not 
reverse the growth of the private rented sector (PRS) or the buy-to-let mortgage market, 
although they could slow the rate of growth of buy-to–let house purchase lending”6. 

2.4 Given this context, PPG recognises the importance of understanding the likely future role of the 
private rented sector: 

 

2.5 As the PRS expands and other sectors contract, it is clear that many households who would 
traditionally meet their housing needs in other sectors are now renting privately. This includes 
many households currently unable to afford their housing costs, which can be seen from the 
expansion of families receiving Housing Benefit (HB) in the sector, in particular since the start of 
the recent recession. 

2.6 Department for Work and Pensions (DWP) data shows that there were 1.0m such families in 2012-
13 compared to 0.4m a decade earlier, although there were around 0.6m claimants in the sector 
throughout much of the 1990s (Figure 1). Nevertheless, the proportion of those renting privately 
in receipt of housing benefit has reduced from around a third to less than a fifth over the 15-year 
period 1993-94 to 2008-09, but increased to around a quarter following the recent recession 
(Figure 2). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

6   http://www.imla.org.uk/resources/imla-report-the-new-normal-prospects-for-2016-final-v2.pdf 

http://www.imla.org.uk/resources/imla-report-the-new-normal-prospects-for-2016-final-v2.pdf
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Figure 1: Number of UK households in receipt of housing benefit by tenure (Source: DWP) 
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Figure 2: Percentage of UK households in receipt of housing benefit by tenure (Source: DWP) 
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2.7 The Office for Budget Responsibility (OPR) analysis of the UK’s public finances for Government 
explicitly recognises a likely growth in the share of housing benefit claimants in the private 
rented sector in its Economic and Fiscal Outlook (March 2014)7: 
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“The share of [housing benefit] spending accounted for by the private rented sector is 
forecast to rise from 30 per cent in 2007-08 to 40 per cent by 2018-19. … We expect 
the share of claimants in the private rented sector to continue rising over the forecast 
period, but for average awards to rise more slowly than nominal GDP per capita due 
to policy, including on uprating.” (paragraphs 4.152-154) 

 
2.8 The Economic and Fiscal Outlook (March 20168) is silent on the amount of housing benefits 

claimants in the private rented sector, but does expect the sector to grow irrespective of the 
changes for Buy to Let landlords: 

“We assume that the growth in private renting will continue and therefore reduced the 
number of residential property transactions. We also made downward adjustments in 
November to capture the effects of policy measures targeting buy-to-let landlords.” 
(paragraph 3.86) 

2.9 Figure 3 shows that the change in PRS caseload as a share of 16+ population will remain constant 
from 2012-13 to 2018-19; so no reduction in the number of claimants is assumed. Furthermore, 
the OBR long-term forecasts include an allowance for housing benefit payments at between 1.4 
and 1.6% of GDP for the next 50 years. Again, this data is not reproduced for the Economic and 
Fiscal Outlook (March 2016), but the report does identify a 0.2% of GDP fall in housing benefit 
spending inside the benefits cap, which; “is almost entirely driven by a reduction in average 
awards relative to average earnings. This largely reflects the July 2015 policy measures…” 
(paragraph 4.107). 

 
Figure 3: OBR projected trends in housing benefit spending as a share of GDP (Source: OBR Economic and Fiscal 

Outlook March 2014, table 4.33) 
 

 Per cent of GDP 
 2007 to 2008 2009 to 2010 2012 to 2012 2018 to 20 19 
Housing benefit spending 1.09 1.40 1.52 1.34 
Percentage point change since 2007 to 2008 
of which percentage points contribution 
from: 

 0.31 0.43 0.26 

Private-rented sector (PRS) – 30% of HB in 
2007 to 2008 – of which: 

 0.20 0.27 0.21 

Change in PRS caseload as a share of 16+ 
population 

 0.14 0.24 0.24 

Change in average PRS award relative to 
GDP per 16+ person 

 0.06 0.02 -0.03 

LAs, social-rented and other (SRS) – 70% of 
HB in 2007 to 2008 – of which: 

 0.10 0.17 0.05 

Change is SRS caseload as a share of 16+ 
population 

 0.02 0.04 0.00 

Change in average SRS award relative to 
GDP per 16+ person 

 0.09 0.13 0.05 

 

http://cdn.budgetresponsibility.org.uk/March2016EFO.pdf
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2.10 Importantly, the Government sees the PRS having an important and long term role in meeting 
the housing need of the nation; and although the NPPF and PPG do not mention the current or 
future role of housing benefit, the policy to support low-income households in the private rented 

http://cdn.budgetresponsibility.org.uk/March2016EFO.pdf
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sector with housing benefit is long-standing and housing benefit is explicitly factored into the 
long-term forecasts for public spending. 

2.11 Policy by both Government and Local Authorities is focussed on improving Management and 
Maintenance in the sector (via licensing or self-regulation schemes) and expanding supply9 
(including the Build to Rent investment scheme10). The Government published “Improving the 
Private Rented Sector and Tackling Bad Practice: A guide for local authorities” in March 201511, 
and the Forward by the Minister stated: 

“The private rented sector is an important and growing part of our housing market, 
housing 4.4 million households in England. The quality of housing in the sector has 
improved dramatically over the last decade. It is now the second largest tenure and 
this growth is forecast to continue growing. I am proud of this growth as it shows 
increasing choice, improving standards whilst helping to keep rents affordable. The 
Government supports a bigger and better private rented sector and wants to see this 
growth continue.” 

2.12 Given this context, it is important for local authorities to recognise the role of the private rented 
sector at a local level. The release back into the market of many dwellings in the private rented 
sector currently occupied by tenants in receipt of housing benefit, it is assumed, would have 
significant consequences; therefore it remains appropriate to recognise that the private rented 
sector will continue to make an important contribution towards providing housing options for 
households unable to afford their housing costs in future. Nevertheless, it is essential for local 
authorities to understand the full extent of the need for affordable housing in their areas and 
consider their policy responses accordingly. 

2.13 There have also been a number of legislative changes affecting the calculation and payment of 
housing benefit in the private rented sector (as part of a wider Welfare Reform implementation), 
and these are set out below: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

9 https://www.gov.uk/government/publications/private-rented-homes-review-of-the-barriers-to-institutional-investment 
10 https://www.gov.uk/government/publications/build-to-rent-round-2-initial-due-diligence 
11 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/412921/Improving_private_rented_sector.pdf 

https://www.gov.uk/government/publications/private-rented-homes-review-of-the-barriers-to-institutional-investment
https://www.gov.uk/government/publications/build-to-rent-round-2-initial-due-diligence
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/412921/Improving_private_rented_sector.pdf
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increase by 1% from April 2014 except in high rent 
 

Increasing LHA rates over time by the Consumer Price Index instead of referencing market rents – 

 
 
 
 

Figure 4: Summary of legislative changes affecting private tenants’ LHA (Source: HM Treasury, DWP) 
 

Effective from Change 

April 2011 Introduction of absolute caps on the maximum rates that can be paid for each size of property 

Ending of the 5 bedroom rate – Local Housing Allowance (LHA) restricted to 4 bedroom rate 

Stopping claimants being able to keep up to a £15 ‘excess’ above their actual rent if it is below the LHA 

Increasing deductions for non-dependants living with HB claimants 

Increasing the Government’s contribution to Discretionary Housing Payments 

Amending size criteria to allow an extra bedroom for disabled claimants with a non-resident carer 

October 2011 Setting maximum LHA at the 30th percentile of local rents instead of the median 

January 2012 Increasing age qualification for Shared Accommodation Rate from 25 to 35 years old 

April 2013  

Reducing LHA by 10% for those claiming Job Seekers Allowance (JSA) for over a year – not implemented 

Council Tax Benefit replaced by localised Council Tax Reduction schemes 

Parts of the Social Fund abolished, including Community Care grants and Crisis Loans 

Universal Credit implementation begins (with a pathfinder) to complete by 2017 

Spare room subsidy (‘bedroom tax’) introduced 

June 2013 End of Disability Living Allowance (DLA), Personal Independent Payment (PIP) begins for new claims 

July 2013 Benefit cap implementation 

Universal Credit pathfinder expands 

October 2013 Temporary Accommodation to have housing costs met in line with Local Housing Allowance rates 

Reassessment of existing Disability Living Allowance migration to Personal Independence Payment begins 

Universal Credit roll-out begins 

Incapacity benefit abolished; all claimants move to Employment Support Allowance (ESA) by late 2017 

Expansion of PIP/DLA reassessment for existing claimants 

April 2014 Removal of access to Housing Benefit for European Economic Area (EEA) Jobseekers 

LHA uprating limited to 1 per cent 

Help to work scheme introduced for those unemployed 2 years + 

April 2016 State Pensions Age increases begin 

Four year freeze to certain working age benefits (pensioner benefits, DLA, PIP not frozen) 

Four-year freeze to local housing allowance rates 

Lowering the benefit cap to £23,000 in London and £20,000 elsewhere 

Universal credit claims will be limited to two children from April 2017 (with some exceptions) 

Removing entitlement to housing support for those aged 21 or under (with some exemptions) 
 

2.14 Several of these legislative changes have acted together to supress Local Housing Allowance 
(LHA) rates compared to actual rents. The Chartered Institute of Housing (CIH) analysis “Mind the 
Gap: the growing shortfall between private rents and help with housing costs” (May 2016)12 
found that: “…in some areas of the UK, people are only able to afford to rent in the bottom five or 

 
12 http://www.cih.org/resources/PDF/Policy%20free%20download%20pdfs/Mind%20the%20gap.pdf 

http://www.cih.org/resources/PDF/Policy%20free%20download%20pdfs/Mind%20the%20gap.pdf


| Opinion Research Services Stockton-on-Tees Strategic Housing Market Assessment 20165 – Part 2 November 2016 

13 

 

 

 
 
 
 

10 per cent of the private rented sector (PRS) market. However, the LHA rates were originally 
intended to ensure that people could access 30 per cent of the market.” 

2.15 At the same time, young households are less likely to meet their housing need in affordable 
housing given the various constraints in accessing local authority and housing association rented 
housing.   Recent changes to letting polices and the reality of pressures on the housing stock 
make it less likely that single persons aged under 35 years will be allocated to a 1 bedroom social 
rented or affordable rented property. 

2.16 This means that, despite concerns about affordability for those receiving housing benefit, much 
of the increased demand for PRS property is likely to continue, driven by young households with 
few other options should they wish to establish their own household. 

The Private Rented Sector in Stockton on Tees 

2.17 Considering the trends of tenure mix for Stockton, it is evident that there have been some 
significant changes in the balance between owner occupiers and tenants renting their home (see 
Figure 5 to Figure 7). 

» From 1981-1991: the number of owner occupiers climbed significantly (increasing from 35K 
to 46K households, a gain of 11,400). This was partly as a consequence of the Right to Buy, 
which led to a decline in the number of social tenants (reducing from 22,000 to 18,000 
households, a loss of 3,800); however there was no significant change in the number of 
private tenants (constant at around 3-3.5K). 

» From 1991-2001: the number of owner occupiers continued to climb albeit at a slower pace 
(increasing from 46K to 52K households, a gain of six thousand); however this was alongside 
a growth of private tenants (increasing from 3.5K to 5K households, a gain of 1,600). The 
number of social tenants decreased from 18,000 to 15,700 households, a loss of 2,300. 

» From 2001-2011: the number of owner occupiers increased a little (from 52,200 to 54,500 
households, an increase of 2,300) whilst the number of private tenants increased 
substantially (from 5K to 11K households, a gain of six thousand). The number of social 
tenants also decreased from 15,700 to 13,600 households, a loss of 2,100, though still above 
the number of private rent tenants recorded in 2011. 

2.18 It is evident that the overall balance between owners and renters has changed compared to the 
position in 1981; from 60% owning and 40% renting, with 35% being social tenant, to almost 70% 
owning and 30% renting, largely due to large increases in ownership between 1981 and 2001 
and large decreases in the number of social tenants. However, the balance between private and 
social renting has changed considerably, from around one seventh of all tenants renting privately 
in 1981 (5.3% out of 41.7%), to over two fifths of all tenants renting privately (14% out of 31.2%). 
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Figure 5: Number of Households by Tenure 1981-2011 
(Source: UK Census of Population) 

 
Figure 6: Percentage of Households by Tenure 1981-2011 

(Source: UK Census of Population) 
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Figure 7: Households by Tenure 1981-2011 (Source: UK Census of Population) 
 

 
Tenure 

 Total Households   Net Change  

 1981 1991 2001 2011   1981 1991 1991 2001 2001 2011  

Owner occupied 34,900 46,300 52,200 54,500 +11,400 +6,000 +2,300 

Private rent 3,200 3,400 5,100 11,100 +200 +1,600 +6,000 

Social rent 21,800 18,000 15,700 13,600 -3,800 -2,300 -2,100 

TOTAL 59,800 67,600 73,000 79,200 +7,800 +5,300 +6,200 

Owner occupied 58.3% 68.4% 71.6% 68.8% +146% +112% +36% 

Private rent 5.3% 5.0% 6.9% 14.0% +3% +31% +97% 

Social rent 36.4% 26.5% 21.5% 17.2% -49% -43% -33% 
 

2.19 Based on the range of information available about tenants currently renting privately in 
Stockton-on-Tees, it is helpful to consider the mix of different types of household living in the 
area: 

 

» 200 properties are rented by households that are students, although this is only 2% of the 
sector; 

» 5,400 properties are rented by households in receipt of housing benefit, nearly half (49%) of 
the sector; 

» A further 5,500 households are renting privately; however if the proportion of owner 
occupiers had not changed between 2001 and 2011, 2,200 of these households would have 
owned their home. This represents a fifth (20%) of all households renting privately; and 

» 3,300 households are therefore renting privately through choice, due to their current 
personal, family, employment or other circumstances 

Th
ou

sa
nd

s 
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2.20 It is important to recognise that the 2,200 households identified as “would be” owner occupiers 

are not included within the need for affordable housing, as they are able to rent market housing 
without financial support through housing benefit even if they cannot afford to buy. As 
previously noted, the NPPF seeks to “widen opportunities for home ownership” (paragraph 50) 
and national schemes such as Help-to-Buy and the Starter Home Initiative aim to help people 
onto the housing ladder. 

 
Figure 8: Mix of household types living in the private rented sector (Source:  UK Census of Population 2011 and DWP) 

 
"Would be" Student households 

owner occupiers 
2,200 

200 

 
 
 
 

Households on 
housing benefit 

5,400 
 

Households choosing 
private rent 

3,300 
 
 
 
 
 

 
The Private Rented Sector; Key Points 
2.21 The PRS has grown considerably in Stockton since 1991 and particularly since 2001, to 11,100 

properties by 2011. It is now a significant sector of comparable size to the social rented sector, 
housing a mix of tenants. In terms of income the sector houses various groups, from those who 
would otherwise live in social/affordable rented housing to those who could afford low cost 
home ownership or market ownership: 

 

» The PRS grew by an additional 1,600 properties between 1991 and 2001, and by an 
 additional 6,000 properties by 2011; 

» Over the same period the number of social rented properties decreased by 4,300, following a 
 decrease of 3,800 between 1981 and 1991; 

» Almost half of private renting households are in receipt of housing benefit (49%); 

» Around one fifth of private renting households (2,200) are “would be” owner occupiers. 
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People wishing to build their own homes 

The Government wants to enable more people to build their own home and wants to make 
this form of housing a mainstream housing option. There is strong industry evidence of 
significant demand for such housing, as supported by successive surveys. Local planning 
authorities should, therefore, plan to meet the strong latent demand for such housing. 

Planning Practice Guidance (March 2014), ID 2a-021 

 
 
 
 
 

 

3. People Wishing to Build their 
Own Homes 
3.1 Paragraph 50 of the NPPF identifies that local planning authorities should plan for people 

wishing to build their own homes, and PPG states: 
 

3.2 Over half of the population (53%) say that they would consider building their own home13 (either 
directly or using the services of architects and contractors); but it’s likely that this figure 
conflates aspiration with effective market demand. Self-build currently represents only around 
10% of housing completions in the UK, compared to rates of around 40% in France and 70 to 
80% elsewhere in Europe. If the Government strategy to encourage self-build is successful this 
will change over time. 

3.3 The attractiveness of self-build is primarily reduced costs; however the Joseph Rowntree 
Foundation report “The current state of the self-build housing market” (2001) showed how the 
sector in the UK had moved away from those unable to afford mainstream housing towards 
those who want an individual property and/or a particular location. 

3.4   The Government wants to enable more people to build or commission their own home and 
wants to make this form of housing a mainstream housing option. 

» “Laying the Foundations – a Housing Strategy for England” (HM Government, 2011)14 redefined 
self-build as ‘Custom Build’ and aimed to double the size of this market, creating up to 100,000 
additional homes over the subsequent decade. 

» “Build-it-yourself? Understanding the changing landscape of the UK self-build market” 
(University of York, 2013) set out the main challenges to self-build projects and made a number 
of recommendations for establishing self-build as a significant contributor to housing supply. 

 
 
 

13 Building Societies Association Survey of 2,051 UK consumers 2011 
14 https://www.gov.uk/government/publications/laying-the-foundations-a-housing-strategy-for-england--2 

https://www.gov.uk/government/publications/laying-the-foundations-a-housing-strategy-for-england--2
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» The Coalition Government (2014) established a network of 11 Right to Build ‘Vanguards’ to test 
how the ‘Right to Build’ could work in practice in a range of different circumstances. 

» Government funding15 for self-build is currently available via the Homes and Communities 
Agency (HCA) Custom Build Homes Fund programme (short-term project finance to help unlock 
group custom build or self-build schemes). The Government announced further measures in 
2014 (Custom Build Serviced Plots Loan Fund) to encourage people to build their own homes, 
and to help make available 10,000 ‘shovel ready’ sites with planning permission. 

 
3.5 Since April 1st 2016, the Self-Build and Custom Housebuilding Act16 2015 requires local 

authorities to keep a register of individuals and associations of individuals who are seeking to 
acquire serviced plots of land in their area in order to build homes for those individuals to 
occupy. The Self-build and Custom Housebuilding (Register) Regulations 2016 and Draft planning 
guidance are also currently available. 

3.6 In order to obtain a robust assessment of demand for this type of housing in their area, local 
planning authorities are encouraged to supplement the data from the registers with secondary 
data sources such as: building plot search websites, 'Need-a-Plot' information available from the 
Self Build Portal; and enquiries for building plots from local estate agents. 

3.7 Since May 2012 a Self-Build Portal17 run by the National Custom and Self Build Association 
(NCaSBA) has been available. Figure 9 shows the current registrations from groups and 
individuals looking for land in the immediate area around Stockton on the ‘Need-a-Plot’ section 
of the portal, and shows only one registration at Yarm in the south of the Borough. The Local 
Stockton on Tees Self Build and Custom Build Register has been on-line since late 2015 and as of 
July 2016 there were two registrations. Whilst there is clearly some interest in self-build across 
the area, this represents only a very limited number of people and an exceptionally small 
proportion of the overall housing need identified each year. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

15 
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/364100/custom_build_homes_fund_prospectus_12071 
2.pdf 
16 http://services.parliament.uk/bills/2014-15/selfbuildandcustomhousebuilding.html 
17 http://www.selfbuildportal.org.uk/ 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/364100/custom_build_homes_fund_prospectus_12071
http://services.parliament.uk/bills/2014-15/selfbuildandcustomhousebuilding.html
http://www.selfbuildportal.org.uk/
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Figure 9: Group and Individual Registrations currently looking for land in the area immediately around Stockton on 
Tees on the ‘Need-a-Plot’ Portal (Source: NCaSBA, March 2016. Note: Green flags represent solo plots 
wanted, brown flags represent group plots wanted and blue flags represent group or solo plots wanted) 

 

 
3.8 In contrast to the low numbers who have registered an interest, the Stockton housing survey 

respondents showed some interest in a number of self-build options. Of those wanting or 
needing to move within the next three years, 15% said they would be interested in self-build 
from scratch, either themselves or using a contractor, 18% said they would be interested in self- 
finishing a part built home, and 24% said they would be interested in custom build; purchasing a 
new home on a development, but having some say in the design of the property. 

3.9 It was possible to express an interest in more than one build option in this survey question, but 
those specifically not expressing an interest in any of the build options form an absolute 
proportion of the total responses to the question. In total, 63% of households wishing or 
needing to move in the next three years were not interested in self-build or custom-build, 
leaving a total of 37% expressing an interest in one or more of the build options. 
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Figure 10: Options of Interest When Next Moving Of Those Households Wanting or Needing To Move in the Next 3 
Years (Source: Stockton-on-Tees Housing Survey 2016) 

 
 
 
 

Self-build - either building yourself or using 
contractors to help with the build 

 
Self-finish - buying a part-built home and 
completing the internal works yourself 

 
Custom build - purchasing a new-build home as 

part of a development with some say in the… 

 
Shared equity affordable housing self-build 

 
 

None of these/None Stated 
 

0% 10% 20% 30% 40% 50% 60% 70% 
 

3.10 However, when those who want or need to move within the next three years are asked how 
likely it is that their next home will be self or custom build, a comparatively small 6% said it was 
very likely and 10% that it was likely. This compares to a total of 53% saying it was either fairly or 
very unlikely. 

 
Figure 11: Likelihood Next Home Will Be Self or Custom Build Of Those Households Interested When Next Moving Of 

Those Households Wanting or Needing To Move in the Next 3 Years (Source: Stockton-on-Tees Housing 
Survey 2016) 

 
Very likely Fairly likely Neither likely nor unlikely Fairly unlikely Very unlikely 

 
 
 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 
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3.11 Given the historic low supply of self-build homes and the challenges in bringing schemes forward 

it seems unlikely that self-build will make a significant contribution locally to meeting housing 
need in its current form. 

3.12 The survey indicates that there is interest in the idea of self-build, and more interest in custom 
build, but that the interest does not necessarily lead on to self-build or custom-build schemes 
coming on line. There is greater interest in custom-build, but limited expectation among movers 
of taking up the custom-build option. It is not possible to substantiate the reasons for this 
discrepancy, but it could include lack of skills or time, or lack of custom-build schemes coming 
forward. 

3.13 Section 2(1) of the Self-build and Custom Housebuilding Act 2015 places a duty on local planning 
authorities to “have regard to each self-build and custom housebuilding register that relates to 
their area when carrying out their planning, housing, land disposal and regeneration functions”. 
Planning Practice Guidance April 2016, paragraph 1418 states that: “Relevant authorities with 
plan-making functions should use their evidence on demand for this form of housing from the 
registers that relate to their area in developing their Local Plan and associated documents.” 

3.14 Overall, the evidence supports limited demand for self-build. However, this may under-estimate 
actual demand. Therefore, the demand from self-builders should be monitored via the Stockton 
Self Build and Custom Build Housing Register and the other proposed data sources. In order to 
meet PPG, identified demand should be considered in developing the Local Plan. 

 
People Wishing to Build their Own Homes; Key Points 
3.15 While a large proportion of the national and local population say they would be interested in 

building their own home, this is not – at present - reflected in the figures for actual, evidenced 
demand: 

 

» In the survey, 37% of households who are expecting to move in the next three years 
expressed an interest in at least one of the three self-build options, but only 16% said that 
self-build was ‘likely’; 

» The Stockton Self Build and Custom Build Register shows only two registrations; 

» It seems unlikely that self build will make a significant contribution to meeting local housing 
need in the immediate future; 

» Identified demand should be considered in developing the Local Plan to meet PPG. 
 
 
 
 
 
 
 
 

18    http://planningguidance.communities.gov.uk/blog/guidance/self-build-and-custom-housebuilding/ 

http://planningguidance.communities.gov.uk/blog/guidance/self-build-and-custom-housebuilding
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Housing for older people 

The need to provide housing for older people is critical given the projected increase in the 
number of households aged 65 and over … Plan makers will need to consider the size, location 
and quality of dwellings needed in the future for older people in order to allow them to live 
independently and safely in their own home for as long as possible, or to move to more 
suitable accommodation if they so wish. Supporting independent living can help to reduce 
the costs to health and social services, and providing more options for older people to move 
could also free up houses that are under occupied. 

The future need for specialist accommodation for older people broken down by tenure and 
type 
(e.g. sheltered, enhanced sheltered, extra care, registered care) should be assessed and can 
be obtained from a number of online tool kits provided by the sector. The assessment should 
set out the level of need for residential institutions (Use Class C2). Many older people may 
not want or need specialist accommodation or care and may wish to stay or move to general 
housing that is already suitable, such as bungalows, or homes which can be adapted to meet 
a change in their needs. 

Planning Practice Guidance (March 2015), ID 2a-021 

 
 
 
 
 

 

4. Housing for Older People 
4.1 Britain’s population is ageing, and people can expect to live longer healthier lives than previous 

generations. The older population is forecast to grow to 31.8m by 203919 for the over 60s, and 
from 1.5m (2014) to 3.6m by 2039 for the over 85s. Given this context, PPG recognises the 
importance of providing housing for older people: 

 

4.2 The population projections identified that the population was likely to increase from 194,100 
persons to 213,600 persons over the 20-year period 2014-32; an 18-year increase of 19,500 
persons. The population in older age groups is projected to increase substantially during this 
period, with over four fifths (83%) of the overall population growth (16,200 persons) projected 
to be aged 65 or over and a half projected to be 75+ (9,750 persons). This is particularly 
important when establishing the types of housing required and the need for housing specifically 
for older people.   Whilst most of these older people will already live in the area and many will 
not move from their current homes; those that do move home are likely to be looking for 
suitable housing. 

 
 
 

19 
 

http://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/nationalpopulationpro 
jections/2015-10-29 

http://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins/nationalpopulationpro
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4.3 The Older People housing options considered in this section follow the definitions in the 2012 

Housing Our Ageing Population report (HAPPI2)20. This defines specialist provision as 
mainstream (including adapted and wheelchair homes), specialised housing (including Extra Care 
and sheltered housing) and Care Homes (including both Registered Nursing and Registered Care 
Homes). The specialist housing requirements here were modelled using the Housing Learning 
and Improvement Network (Housing LIN) methodology (2012)21. This forecasts future population 
and then applies a benchmark need for particular housing types per thousand people aged 75+. 

 
Figure 12: Benchmark Figures for Specialist Accommodation based on Section A of the Strategic Housing for Older 

People Resource Pack (Housing LIN, ADASS, IPC) 201222 
 

 Demand per 1,000 persons aged 75+ 

Owned Rented TOTAL 

Traditional sheltered (can be rented or owned) - - 60 

Extra care 30 15 45 

Sheltered ‘plus’ or ‘Enhanced’ Sheltered 10 10 20 

Dementia - 6 6 

Leasehold Schemes for the Elderly (LSE) 120 - 120 

4.4 These rates provide a useful framework for understanding the potential demand for different 
forms of older person housing, but neither publication provides any detail about the derivation 
of the figures. 

4.5 The More Choice, Greater Voice toolkit recognises that the suggested framework simply: 

“…represents an attempt to quantify matters with explicit numerical ratios and 
targets. It is contentious, but deliberately so, in challenging those who must develop 
local strategies to draw all the strands together in a way that quantifies their 
intentions.” (page 44) 

 
4.6 Based on the growth in population aged 75+ identified across the population projection 

scenarios, the table below identifies the potential additional requirement for new specialist 
housing (using the Housing LIN Older People Resource Pack 2012) for the period 2017-2032. As 
can be seen, the Housing LIN approach shows a significant need for ownership schemes (e.g. LSE 
schemes, Extra care, Sheltered ‘plus’) in Stockton. It is important to note that these schemes are 
not Class C2 and, consequently, they form an element of, and are contained within, the total 
OAN. 

 
 
 
 
 
 
 

20http://www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/Housing_our_Ageing_Popu 
lation_Plan_for_Implementation.pdf 
21 www.housinglin.org.uk/housinginlaterlife_planningtool 
22 Definitions of the types of specialist older people housing schemes are given at Appendix C 

http://www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/Housing_our_Ageing_Popu
http://www.housinglin.org.uk/housinginlaterlife_planningtool
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Extra care 

 
 
 
 
 

Figure 13: Additional Modelled Demand for Older Person Housing 2017-32 (Source: Housing LIN Toolkit) 
 

 STOCKTON ON TEES 

Population aged 75+  

2017 16,010 

2032 24,910 

Change 2017   32 8,900 

Additional Modelled Demand for Older Person Housing 
 

Traditional sheltered 530 

 Owned 270 

Rented 130 

Sheltered ‘plus’ or ‘Enhanced’ 
Sheltered 

Owned 90 

Rented 90 

Dementia 50 

Leasehold Schemes for the Elderly (LSE) 1,070 

TOTAL 2,230 
 

4.7 The toolkit identifies future need for 2,230 specialist older person additional housing units of 
various types over the period 2017-32; however, as dictated by the Housing LIN benchmark 
figures, almost a half of this need (48%, 1,070 dwellings) is for LSE housing23 and a total of 1,430 
dwellings are for ownership including LSE.   The total need for older person housing relating to 
the OAN rather than to affordable housing is therefore 1,430 dwellings over the 15-year period 
2017-32, or 95 dwellings per year. This represents around 16% of the overall OAN of 9,130 
dwellings for the housing market area. 

4.8 Current supply indicates that there are presently around 1,284 specialist Older Person housing 
units in Stockton. Details are shown in Figure 14, where, broadly, ‘housing with support’ equates 
to traditional sheltered housing and ‘housing with care’ equates to extra care.   (NOTE: The 
Elderly Accommodation Counsel (EAC) units per thousand population ratio is based on a 75+ 
population of 11,350): 

 
 
 
 
 
 
 
 
 

23 The EAC advise: ‘Leasehold Schemes for the Elderly (LSE) are run by a small number housing associations and involve you buying a 
proportion (e.g. 70%) of the equity of the property, the remaining portion being owned by the RSL’. 
http://www.firststopcareadvice.org.uk/jargon-leasehold-schemes-for-the-elderly.aspx 

http://www.firststopcareadvice.org.uk/jargon-leasehold-schemes-for-the-elderly.aspx
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Figure 14: Stockton on Tees Supply of Older Persons Housing (Source: EAC 201524. Figures may not sum due to 

rounding) 
 

Stockton    

  Units Units per thousand 
population aged 75+ 

 
 
Housing with support 

Rent 1,018  

Sale 105  

Total 1,123 98.9 

 
 
Housing with care 

Rent 161  

Sale 0  

Total 161 14.2 

TOTAL  1,284 113.1 

 
4.9 While the Housing LIN model identifies future need, this is on the basis of existing types of 

provision (sheltered, extra care etc). It is unclear, at the present time, if Older People will aspire 
to these types of specialist housing in the future; indeed, demand for some types are already 
experiencing low demand, and other, newer types of provision may appear to meet changing 
aspirations in the market. Further, the policy aim of supporting people at home for longer could 
mean, for example, that floating support services and assistive technologies to older people, in 
their own homes, could sustain people there longer. 

4.10 Housing LIN have an overall rate of specialist provision per 1000 population of 120. The rate of 
current specialist provision (based on EAC population data: 11,350) would equate to 113 
properties per 1000 persons aged over 75. Against the 2017 population, (16,000) current 
provision would equate to 80 properties per 1000 population. Against the 2032 population 
(24,900), the rate of specialist older person housing provision would be 51 per 1000 population 
based on current provision. The provision would need to increase from 1,284 to around 3,000 
properties by 2032 to achieve an overall rate of around 120 properties per 1000 persons aged 75 
or over. 

4.11 It is important to recognise that the identified OAN does not include the projected increase of 
institutional population, which represents a growth of 940 persons over the period 2014-32. 
This increase in institutional population is a consequence of the CLG approach to establishing the 
household population25, which assumes “that the share of the institutional population stays at 

 

 
24 http://www.housingcare.org/downloads/eac%20stats%20on%20housing%20for%20older%20people%20March%202015.pdf 
The EAC ‘acknowledges both the rented and private sectors contain a wide range of housing types intended for older people. The social 
sector has traditionally distinguished these as Category 1, 2 etc., but the private sector tends to refer to them all simply as “retirement 
housing”. This report looks only at schemes that fall within the following definition: “a group of dwellings intended for older people and 
served by a resident or non-resident warden/scheme manager with specific responsibility for the group”. It is important to note that a 
considerable proportion of housing intended for older people falls outside this definition, and is therefore excluded. Extra care, assisted 
living, and other forms of 'housing with care' are included. 
25 Household Projections 2012-based: Methodological Report, Department for Communities and Local Government, February 2015 

http://www.housingcare.org/downloads/eac%20stats%20on%20housing%20for%20older%20people%20March%202015.pdf
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2011 levels by age, sex and relationship status for the over 75s” on the basis that “ageing 
population will lead to greater level of population aged over 75 in residential care homes”. 
(Dedicated student housing – also classed as institutional housing - is considered in Part 1 of this 
SHMA and below in Part 2). 

4.12 The Council will therefore need to consider the most appropriate way to count the supply of 
bedspaces in residential institutions (Use Class C2) as part of their overall housing monitoring, 
and decide whether this should form part of the overall housing supply: 

»   One option is for bedspaces in residential institutions in Use Class C2 to be counted within 
the housing supply. Then the increase in institutional population aged 75 or over would 
also need to be counted as a component of the housing requirement (in addition to the 
assessed OAN). 

» The other option is for these bedspaces to not be counted within the housing supply. Then 
there is no need to include the increase in institutional population as part of the housing 
requirement. 

4.13 The identified OAN does not include the projected increase of institutional population. 

4.14 Nevertheless, older people are living longer, healthier lives, and the specialist housing offered 
today may not be appropriate in future years; the Government’s reform of Health and Adult 
Social Care is underpinned by a principle of sustaining people at home for as long as possible. 
Therefore, despite the ageing population, current policy means that the number of care homes 
and nursing homes may actually decline, as people are supported to continue living in their own 
homes for longer. 

4.15 Although the institutional population is projected to increase by around 940 persons over the 
Plan period 2011-31 (based on the CLG assumption that there will be a “greater level of 
population aged over 75 in residential care homes”), it does not necessarily follow, therefore, 
that all of this need should be provided as additional bedspaces in residential institutions in Use 
Class C2 – but any reduction in the growth of institutional population aged 75 or over would 
need to be offset against higher growth for these age groups in the household population; which 
would yield more households than assumed when establishing the OAN. 

4.16 As a consequence, if fewer older people are expected to live in communal establishments than is 
currently projected, the needs of any additional older people in the household population would 
need to be counted in addition to the assessed OAN. 

4.17 The table below identifies the potential requirement for new specialist housing using the ORS 
older people housing model. It is based on growth of 9,750 persons aged 75+ identified from the 
2004-14 MYE. 
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Figure 15: Modelled Demand for Older Person Housing (ORS Housing Model) 
 

 Rate per 
1,000 

persons 
aged 75+ 

Gross 
need 
2017 

Existing 
supply 
2017 

Backlog 
at start of 

Plan 
period 

Gross 
need 
2032 

New 
need 

2017 32 

Total 
need 
2032 

Sheltered 
Housing 

Owned 30 480 105 375 750 270 645 

Rented 62 990 1,018 -28 1540 550 522 
 

Extra Care 
Owned 22 350 0 350 550 200 550 

Rented 22 350 161 189 550 200 389 

TOTAL 136 2,170 1,284 886 3,400 1,200 2,106 
 

4.18 The analysis of the need for specialist older person housing identifies a backlog of 886 dwellings 
at the start of the Plan period in 2017; however this comprises a need for 725 owner occupied 
properties (375 leasehold sheltered housing units and 350 owner occupied extra care homes) 
and a need for 190 rented extra care homes, with a surplus of 28 conventional sheltered homes 
for rent (given a supply of 1,284 units set against a need for 2,170 units in 2012). Over the 15- 
year Plan period 2017-32, this analysis identifies a need for around 1,200 additional homes; 
yielding a total need of around 2,100 dwellings to be provided over the Plan period, which can 
be seen to be similar to the Housing LIN model results of 2,230 (Figure 13). The 2,100 dwellings 
includes around 1,200 sheltered homes (645 owner occupied and 522 for rent) and approaching 
950 extra care homes (550 owner occupied and 389 for rent). Most of these properties will 
already be counted as part of the overall housing need; however some extra care provision may 
offset some of the identified need for residential care, and would therefore be additional to the 
household projections. 

4.19 The Housing LIN toolkit considers the financial benefits of extra care26 and suggests that around 
a third of those older persons living in extra care housing would otherwise need residential care. 
Therefore, the provision of an additional 939 extra care homes would divert around 313 persons 
from residential care27. This would reduce the identified need for additional bedspaces in 
residential institutions in Use Class C2 from 940 to around 625; however the number of older 
people households needing housing would increase from 1,430 to 1,64028 over the 15-year Plan 
period 2017-32. For these older people, each of these households equates to a dwelling. This 
diversion from C2 bedspaces therefore increases the overall housing need to 1,638 dwellings, 
equivalent to 109 dwellings per year. 

 
 

26
 http://www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/HSU/Extra_Care_- 

_The_Financial_Benefits.pdf 
27 At this stage, those 313 persons are not counted within the overall housing need because Class C2 is outside 
of the overall housing need. To account for the 313 accepted as being within the need for extra care (to avoid 
them moving to residential care), those 313 must be transferred out of Class C2 need (which is separate from 
the overall need) and into extra care need (which is to be counted as part of the overall housing need). 
Consequently, the overall housing need will increase by 313. 
28 The Housing LIN toolkit identifies 2/3 of extra care housing as owned. 2/3 x 313 = 208 

http://www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/HSU/Extra_Care
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4.20 Of course, it is important that the delivery of specific schemes for specialist older person housing 

are considered in partnership with other agencies, in particular those responsible for older 
person support needs. It will also be important to consider other factors and constraints in the 
market: 

» Demographics: the changing health, longevity and aspirations of Older People mean people 
will live increasingly healthy longer lives and their future housing needs may be different 
from current needs; 

» New supply: development viability of schemes, and the availability of revenue funding for 
care and support services, need to be carefully considered before commissioning any new 
scheme. It will also be important for the Council and its partners to determine the most 
appropriate types of specialist older person housing to be provided in the area; 

» Existing supply: while there is considerable existing specialist supply, this may be either 
inappropriate for future households or may already be approaching the end of its life. 
Nevertheless, other forms of specialist older person housing may be more appropriate than 
conventional sheltered housing to rent when considering future needs; 

» Other agencies: any procurement of existing supply needs to be undertaken with other 
agencies who also plan for the future needs of Older People, particularly local authority 
Supporting People Teams and the Health Service; and 

» National strategy and its implications for Older People: national strategy emphasises Older 
People being able to remain in their own homes for as long as possible rather than specialist 
provision, so future need may, again, be overstated. 

 
Housing for Older People; Key Points 
4.21 Population projections show a large increase in older people between 2017 and 2032, an 

increase of 8,900 persons aged 75+ and a corresponding need for dedicated housing options: 

» The projected increase in institutional population (Class C2, residential institutions) is 
separate from, and not counted within, the OAN; 

» The modelled need for older persons housing is for around 1,200 sheltered properties, with 
over 500 of those requiring affordable or private rented property, and 940 extra care 
properties, with approaching 400 of those requiring affordable or private rented properties; 

» The Housing LIN suggests that one financial benefit of extra care is that approximately a third 
of people in extra care would otherwise need residential care. People moving to extra care 
provision rather than residential care moves the need from Class C2, which is not counted as 
part of the overall need, to “ordinary” specialist schemes, the need for which has to be 
accounted for as part of the overall need. Consequently the need for extra care from people 
who would otherwise be in residential care is an addition to the household projections (see 
paragraph 4.19). 
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5. Households with Specific Needs 
5.1 Paragraph 50 of the NPPF identifies that local planning authorities should plan households with 

specific needs, and PPG states: 
 

Households with specific needs 

There is no one source of information about disabled people who require adaptations in the home, 
either now or in the future. 

The Census provides information on the number of people with long-term limiting illness and plan 
makers can access information from the Department of Work and Pensions on the numbers of 
Disability Living Allowance/Attendance Allowance benefit claimants. Whilst these data can provide a 
good indication of the number of disabled people, not all of the people included within these counts 
will require adaptations in the home. 

Applications for Disabled Facilities Grant will provide an indication of levels of expressed need, 
although this could underestimate total need. If necessary, plan makers can engage with partners to 
better understand their housing requirements. 

Planning Practice Guidance (March 2015), ID 2a-021 
 

 

Adapted and Adaptable Homes 
5.2 Personal Independence Payments started to replace the Disability Living Allowance from April 

2013, and these are awarded to people aged under 65 years who incur extra costs due to 
disability (although there is no upper age limit once awarded, providing that applicants continue 
to satisfy either the care or mobility conditions). Higher Mobility Component (HMC) is awarded 
when applicants have “other, more severe, walking difficulty” above the Lower Mobility 
Component (which is for supervision outdoors). 

5.3 Attendance Allowance contributes to the cost of personal care for people who are physically or 
mentally disabled and who are aged 65 or over. It is paid at two different rates: a lower rate is 
paid for those who need help or constant supervision during the day, or supervision at night; a 
higher rate is paid where help or supervision throughout both day and night is needed, or if 
people are terminally ill. 

5.4 Nevertheless, PPG recognises that neither of these sources provides information about the need 
for adapted homes as “not all of the people included within these counts will require adaptations 
in the home”. 

5.5 Disabled Facilities Grants (DFG) are normally provided by Councils and housing associations to 
adapt properties for individuals with health and/or mobility needs. Grants cover a range of 
works, such as: 
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» Widening doors and installing ramps; 

» Improving access to rooms and facilities, for example stair lifts or a downstairs bathroom; 

» Providing a heating system suitable for needs; and 

» Adapting heating or lighting controls to make them easier to use. 
 

5.6 Local data about DFGs was published by CLG in Live Table 31429, and this indicated that 125 DFGs 
were funded in the study area in 2010/11 at an average cost of £10,656. This represents around 
17% of the overall annual housing need identified, however PPG notes that whilst patterns of 
DFG applications “provide an indication of expressed need” it cautions that this could 
“underestimate need”. Of course, it is also important to recognise that DFGs typically relate to 
adaptations to the existing housing stock rather than new housing provision. 

5.7   As previously noted, the Government’s reform of Health and Adult Social Care is underpinned by 
a principle of sustaining people at home for as long as possible. This was reflected in the recent 
changes to building regulations relating to adaptations and wheelchair accessible homes that 
were published in the 2015 edition of Approved Document M: Volume 1 (Access to and use of 
dwellings)30. This introduces three categories of dwellings: 

» Category 1: Visitable dwellings – Mandatory, broadly about accessibility to ALL 
properties 

» Category 2: Accessible and adaptable dwellings – Optional, similar to Lifetime 
Homes 

» Category 3: Wheelchair user dwellings – Optional, equivalent to wheelchair 
accessible standard. 

5.8 Local authorities should identify the proportion of dwellings in new developments that should 
comply with the requirements for Category 2 and Category 3 as part of the Local Plan, based on 
the likely future need for housing for older and disabled people (including wheelchair user 
dwellings) and taking account of the overall impact on viability. Planning Practice Guidance for 
Housing optional technical standards states: 

 
Based on their housing needs assessment and other available datasets it will be for local planning 
authorities to set out how they intend to approach demonstrating the need for Requirement M4(2) 
(accessible and adaptable dwellings), and / or M4(3) (wheelchair user dwellings), of the Building 
Regulations. 

To assist local planning authorities in appraising this data the Government has produced a summary 
data sheet. This sets out in one place useful data and sources of further information which planning 
authorities can draw from to inform their assessments. It will reduce the time needed for undertaking 
the assessment and thereby avoid replicating some elements of the work. 

 
Planning Practice Guidance (March 2015), ID 56-007 

 

 

29 Table 314 has now been discontinued by CLG 
30 http://www.planningportal.gov.uk/buildingregulations/approveddocuments/partm/adm/admvol1 

http://www.planningportal.gov.uk/buildingregulations/approveddocuments/partm/adm/admvol1
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5.9 The demographic projections showed that the population of Stockton was projected to increase 
by around 19,500 persons over the 18-year period 2014-32 based on long-term migration trends. 
The number of people aged 65 or over is projected to increase by around 16,200 persons, which 
equates to 83% of the overall growth; which includes an extra 4,600 persons aged 85 or over. 
Most of these older people will already live in the area and many will not move from their 
current homes; but those that do move home are likely to need accessible housing. 

5.10 The increase in households is due to an increase in households with household representatives 
aged 65 or over. The number of households aged under 65 is projected to lower by 440 over the 
15 years 2017 to 2032, while the number of households aged 65+ is projected to increase by 
9,220. Given this context, the evidence supports the need for at least 60% of all dwellings to 
meet Category 2 requirements. However, it will be necessary for Stockton BC to consider what 
proportion of Category 2 dwelling it is possible to achieve without compromising viability. 

5.11 The CLG guide to available disability data31 (referenced by PPG above) shows that currently 
around 1-in-30 households in England (3.3%) have at least one wheelchair user, although the 
rate is notably higher for households living in affordable housing (7.1%).   The rates are also 
higher for older households, and given that the number of older person households is likely to 
increase over the period to 2032, the proportion of households needing wheelchair housing in 
future is also likely to be higher. Figure 16 identifies the proportion of households with a 
wheelchair user currently living in market housing and affordable housing by age of household 
representative. 

 
Figure 16: Percentage of households with a wheelchair user by type of housing and age of household representative 

(Source: English Housing Survey 2013-14) 
 

 
Housing Type 

Age of Household Representative 

15 24 25 34 35 44 45 54 55 64 65 74 75 84 85+ 

Housing type         

Market housing < 0.1% 0.4% 1.0% 1.6% 3.0% 4.0% 6.1% 9.3% 

Affordable housing 0.3% 2.0% 2.9% 6.0% 6.0% 10.3% 12.7% 19.9% 
 

5.12 The Stockton housing survey results show 14% of households with at least one member who has 
a health issue which affects their housing needs (Figure 20). In half those cases the home is 
suitable for the household needs, 5% of all respondents said their home could be adapted to 
meet their needs and 2% that the home was not suitable for adaptation. Of all households in the 
survey, 1% included a household member who needed to use a wheelchair in the home. 

5.13 Figure 17 identifies the net change in the number of households with a wheelchair user over the 
period 2017 to 2032. It is evident that the number of households likely to need wheelchair 

 
31 https://www.gov.uk/government/publications/building-regulations-guide-to-available-disability-data 

https://www.gov.uk/government/publications/building-regulations-guide-to-available-disability-data
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adapted housing in Stockton on Tees is likely to increase by around 690 households over the 15- 
year period 2017-32, equivalent to around 7.6% of the overall OAN. This comprises almost 435 
households in market housing (approaching 8% of the market housing OAN) and just under 
260 households in affordable housing (7% of the affordable housing OAN). 

 
Figure 17: Households needing Wheelchair Adapted Housing (Source: ORS Housing Model. Note: Figures may not sum 

due to arithmetic rounding) 
 

 
 
 

Modelled Need for 
Wheelchair Adapted 

Housing 

 
 

Households aged under 75 

 
 

Households aged 75+ 

 
Overall 
change 
2017 32 

 

% of 
OAN 

 
 

2017 

 
 

2032 

 
Net 

change 
2017 32 

 
 

2017 

 
 

2032 

 
Net 

change 
2017 

32 

  

 
Housing type 

        

 
Market housing 

 
1,159 

 
1,245 

 
86 

 
607 

 
955 

 
348 

 
434 

 
7.75% 

 
Affordable housing 

 
586 

 
633 

 
47 

 
415 

 
626 

 
211 

 
257 

 
7.34% 

 
All households 

 
1,745 

 
1,878 

 
133 

 
1,022 

 
1,581 

 
558 

 
691 

 
7.59% 

 
5.14 It is evident that the majority of the identified growth (558 households, equivalent to 81%) are 

households aged 75 or over.   It is likely that many of these households would also be identified 
as needing specialist housing for older persons. The earlier analysis identified a need for around 
2,100 specialist older person housing units for households aged 75 or over, whilst the above 
analysis identifies a need for around 560 wheelchair adapted dwellings for households in the 
same age group. 

5.15 Whilst not all households aged 75 or over needing wheelchair adapted housing will live in 
specialist older person housing, at any point in time it is likely that around two-fifths of those 
living in specialist housing will need wheelchair adapted homes. However, it is important to 
recognise that as individual household circumstances change, it is likely that some households 
will start using a wheelchair whilst living in specialist housing if their health deteriorates. On this 
basis, a higher proportion of specialist older person housing units will need to be wheelchair 
adapted. The evidence supports the need for the council to set a target for all specialist 
housing for older people to meet Category 3 requirements. 

5.16 When developing appropriate policies, it is important to note that Planning Practice Guidance for 
Housing optional technical standards states: 

 

 
Local Plan policies for wheelchair accessible homes should be applied only to those dwellings 
where the local authority is responsible for allocating or nominating a person to live in that 
dwelling. 
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Planning Practice Guidance (March 2015), ID 56-009 

5.17 On this basis, it is appropriate for the local authority to require the provision of wheelchair 
accessible housing that meets Category 3 requirements in affordable housing and the evidence 
above suggests a target of at least 7% could be required. Furthermore, as there is clearly 
evidence to support the need to provide market housing that is wheelchair accessible, it would 
be appropriate for the local authority to set a target to develop a proportion of market housing 
which is readily adaptable to wheelchair accessible housing that meets Category 3 requirements. 
The evidence above suggests a target of 8% of market housing to meet Category 3 
requirements. 

Supported Housing Needs 
 

5.18 Whilst it is important for SHMAs to consider the support needs of disabled people in terms of the 
housing requirement, it is necessary for this to be within the context of their support needs more 
generally. Figure 18 sets out the growth in vulnerable and older people needs for each client 
group over the 15-year period 2017-32 based on estimates from the Homes and Communities 
Agency Vulnerable and Older People Needs Estimation Toolkit. 
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Figure 18: Estimates of Vulnerable and Older People Needs in Stockton 2017-32 (Source: Homes and Communities 
Agency Vulnerable and Older People Needs Estimation Toolkit) 

 

STOCKTON ON TEES 

 

Client Group 

Estimated Number of People Change 2017 32 

 
2017 

 
2032 

Number 
of 

People 

 
% Change 

People aged under 18 in need     

Children with teenage parents 21 23 3 13.28% 

Young people aged 16-17 40 48 8 20.07% 

People aged 18-64 in need     

Alcohol misuse 641 645 4 0.59% 

Learning disabilities 320 319 -1 -0.38% 

Mental health problems 396 394 -2 -0.53% 

Offenders 236 235 -1 -0.53% 

Moderate physical or sensory disability 228 222 -6 -2.71% 

Serious physical or sensory disability 68 66 -2 -2.69% 

Refugees 14 14 0 -0.53% 

Rough sleepers 5 5 0 -0.53% 

Single homeless with support needs 302 301 -2 -0.53% 

People aged 65+ in need     

Frail elderly 814 1,136 322 39.53% 

Older people with mental health needs 1,345 1,877 532 39.53% 

Older people with support needs 4,425 6,174 1,749 39.53% 
 

5.19 The modelling of supported housing needs is complex and it is essential that housing options are 
established within the context of the strategy for wider support.   It therefore isn’t appropriate 
for the SHMA to determine these figures in isolation. Nevertheless, the numbers of people 
involved are relatively low and stable; so the overall need for various types of specialist housing 
is likely to represent a very small proportion of the overall housing need for 9,130 dwellings over 
the 15-year period 2017-32. 

5.20 There are also issues regarding new build viability for supported housing; economies of scale are 
not strong (schemes tend to be bespoke or involve low volumes) and competition for land 
(especially in desirable areas) drives up values and costs. Further, the role of housing benefit in 
viability becomes more pronounced, and the impact of Welfare reform will need to be taken into 
account. Consequently, some form of subsidy will be required either from planning gain, land 
subsidy or capital contribution. 
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52% 
 

13% 
Home is suitable for their 
needs 

Home could be adapted for 
their needs 

Home is not suitable for 
adaptation 

 

35% 

 
 

 
5.21 Further, there is a (currently suspended) Welfare reform proposal to align supported housing 

with general needs affordable housing, with regard to Local Housing Allowances and Housing 
Benefit. All new general needs tenancies commencing after April 2016, will have their Housing 
Benefit capped at the Local Housing Allowance rate. While supported housing is currently 
exempt from this change, for one year, as the Government consider the implications. However, 
were the change to be introduced, it may impact on an individual supported housing tenant’s 
ability to pay rent, and make providers re-consider their approach to scheme viability. 

5.22 Overall, development and Welfare Reform issues may impact on capital and revenue viability. 
Therefore, the proposed delivery level may actually be lower than the identified need due to 
constraints. It will therefore be important for housing and planning officers to continue liaison, 
including with colleagues from social care, to ensure that appropriate housing is provided and 
remains viable for the needs of HMA residents. 

 

Health issues; Stockton Housing Survey Results 
5.23 This section uses results from the household survey to provide general information to deepen 

the understanding of the need for wheelchair or other specialist housing related to health issues. 

5.24 Just over half of households where a health issue affected their housing needs said their home is 
suitable for their needs. A further 35% considered that their current home could be adapted to 
meet their needs, but 13% did not consider their current home suitable for adaptation. 

 
Figure 19: Situation of Those Households with Health Issues Affecting Housing Needs (Source: Stockton-on-Tees 

Housing Survey 2016) – Based on 163 unweighted cases who answered Question 23 part II 
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86% 

Have Health Issues and Home 
could be adapted for their 
needs 
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No Health Issues Affecting 
Housing Needs 

 
 

 
5.25 In terms of the total number of households in the survey, 86% reported no health issues 

affecting their housing needs, while 14% had a health issue, of which, 5% were in housing which 
could be adapted and 2% in housing which is not suitable for adaptation. 

 
Figure 20: Households with Health Issues Affecting Housing Needs and Their Situation (Source: Stockton-on-Tees 

Housing Survey 2016) – Including all respondents 
 

 

5.26 About 1% of all households included someone who uses a wheelchair in the home. 
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1% 

12% Yes, need to use a wheelchair 
in the home 

Yes, have another health 
issue that affects housing 
needs 

No 
86% 

 
 
 
 

Figure 21: Households with Health Issues Affecting Housing Needs (Source: Stockton-on-Tees Housing Survey 2016) 
 

 
Households with Specific Needs; Key Points 
5.27 Population projections suggest there will be an increasing need for wheelchair adapted housing 

between 2017 and 2032, driven largely by the ageing population. The numbers of households in 
supported housing needs groups shows a mixed picture; the numbers in several groups appear 
to be decreasing, with others set to increase: 

» From the evidence, there is a need for at least 60% of all dwellings to meet Category 2 
requirements and the council should set a suitable target for dwellings to meet Category 2, 
taking into account issues such as viability; 

» The modelled need is for 690 additional Category 3 wheelchair adapted properties by 2032, a 
total of 7.6% of the OAN, with almost two thirds for market housing; 

» From the evidence, it would be reasonable for the Council to have a requirement for at least 
7% of affordable general needs housing to meet Category 3 requirements and to set a target 
for 8% of market general needs housing to meet Category 3 requirements; 

» The evidence supports the need for the council to set a target for all specialist housing for 
older people to meet Category 3 requirements; 

» The numbers of people aged under 18 and in need are increasing, there is some projected 
decrease in the need for housing from people with moderate or serious physical or sensory 
disability, while the need among other groups show little change over time; 

» The number of dwellings required for specific needs is likely to represent a small proportion 
of the OAN; 
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» There are threats to development of specific needs housing from new build viability of 
housing and changes to welfare benefits. 
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6. Gypsies and Travellers 
Introduction 
6.1 The primary objective of the Stockton-on-Tees Gypsy and Traveller Accommodation Assessment 

(GTAA) is to provide a robust assessment of current and future need for Gypsy and Traveller 
accommodation in Stockton-on-Tees (there is no Travelling Showperson (TSP) provision in the 
area) for the period 2016-2031. The primary reason for completing the assessment was the 
publication of a revised version of Planning Policy for Traveller Sites (PPTS) in August 2015. This 
included a change to the definition of Travellers for planning purposes. 

 

Methodology 
6.2 The revised PPTS that was published in August 2015 contains a number of requirements for local 

authorities which must be addressed in any assessment. This includes the need to pay particular 
attention to early and effective community engagement with both settled and traveller 
communities (including discussing travellers’ accommodation needs with travellers themselves); 
identification of permanent and transit site accommodation needs separately; working 
collaboratively with neighbouring local planning authorities; and establishing whether 
households fall within the new PPTS definition for Gypsies, Travellers and Travelling Showpeople. 
The stages below provide a summary of the methodology that was used to complete this study. 

 

Survey of Travelling Communities 
6.3 ORS worked closely with the Council and other stakeholders to identify all pitches on authorised 

and unauthorised sites in Stockton-on-Tees. A full demographic study of all occupied pitches was 
completed as our experience suggests that a sample based approach very often leads to an 
under-estimate of current and future needs which can be the subject of challenge at subsequent 
appeals and examinations. Interviews sought to determine current demographic characteristics, 
any current or likely future accommodation needs, whether there were any concealed 
households or doubling-up, and travelling characteristics (to meet the new requirements in 
PPTS). Interviewers also sought to identify contacts living in bricks and mortar to interview. 

6.4 Fieldwork was undertaken during June 2016 and a total of 20 interviews were completed with 
households living on the 8 of the 11 sites. Information about travelling was collected in all of the 
completed interviews. The table below sets out details of the sites that were visited, the number 
of interviews that were completed, and if applicable the reasons why interviews were not 
completed. Taking vacant pitches into consideration the response rate for occupied pitches was 
69%. 
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6.5   Of the 9 pitches where it was not possible to make contact, 4 appeared to be travelling at the 

time of the survey. Of the vacant pitches, one appeared to be taken by visitors. As that 
household declined to be interviewed, it is not possible to be certain of their status. 

 
Figure 22: Site Interview Summary 

 

 
Public Sites 

 

Pitches/Plots 
 

Interviews Reasons for not completing 
interviews 

 
Mount Pleasant Grange 

 
28 

 
12 7 vacant pitches, 9 no contact 

possible 
 

Private Sites 
   

 
Aislaby Grange Farm 

 
1 

 
1 

 
- 

 
High Tree Paddock 

 
1 

 
1 

 
- 

 
Highbridge Paddock 

 
2 

 
1 

 
1 vacant pitch 

 
Hope Street 

 
1 

 
1 

 
- 

 
Leylandi Stables 

 
1 

 
0 

 
No contact possible 

 
Little Meadows 

 
2 

 
0 

 
1 vacant pitch and 1 refusal 

The Bungalow (former petrol filling 
station) 

 
2 

 
0 1 vacant pitch and 1 no 

contact possible 
 

Thornbrook 
 

2 
 

1 
 

1 vacant pitch 
 

Waynesland 
 

2 
 

1 
 

1 vacant pitch 
 

Temporary Sites 
   

 
None 

 
- 

 
- 

 
- 

 
Tolerated Sites 

   

 
Plot 6, Whitton Road 

 
2 

 
2 

 
- 

 
Unauthorised Sites 

   

 
None 

 
- 

 
- 

 
- 

 
Travelling Showpeople Yards 

   

 
None 

 
- 

 
- 

 
- 
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Waiting Lists 
6.6 There are currently 7 vacant pitches on the public site and no households on the waiting list. 

Stakeholders that were interviewed did not know why pitches are empty other than that 
demand is very low in the area. 

 

Bricks and Mortar 
6.7 The 2011 Census recorded just 27 households living in Stockton-on-Tees that identified as Gypsy 

or Irish Traveller. Efforts were made to contact households living in bricks and mortar. These 
included seeking contacts from households that were interviewed, seeking contacts during the 
stakeholder interviews and seeking contacts from Council Officers who may deal with Travellers 
on a regular basis. Despite these efforts no households living in bricks and mortar were identified 
that were willing to be interviewed. This is consistent with the high level of vacancies and no 
households on the waiting list for the public site. 

 

Stakeholder Interviews 
6.8 A total of 15 telephone interviews were completed with Officers from the Council, Officers from 

neighbouring local authorities (Darlington, Durham, Hambleton, Hartlepool, Middlesbrough and 
Redcar & Cleveland), representatives from the Showmans Guild, and Registered Housing 
Providers. Outcomes from the interviews have been used to support the overall assessment of 
need and the detailed outcomes of the interviews will be presented to the Council in a separate 
report. 

 

Current and Future Pitch/Plot Needs 
6.9 PPTS now requires a GTAA to determine whether households fall within the new ‘planning’ 

definition of a Gypsy or Traveller. Only if households fall within the new definition will their 
housing requirements need to be assessed separately from the wider population in the GTAA. 

6.10 The site interviews collected information necessary to assess households against the new 
definition. The criteria for a qualifying household is that household members need to be able to 
demonstrate that they travel for work purposes to meet the new definition, and stay away from 
their usual place of residence when doing so. This has been determined through various case law. 

6.11 To identify need, PPTS requires an assessment for current and future pitch requirements, but 
does not provide a methodology for this. However, as with any housing assessment, the 
underlying calculation can be broken down into a relatively small number of factors. In this case, 
the key issue is to compare the supply of pitches available for occupation with the current and 
future needs of the population. 
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‘Non-Travelling’ Households 
6.12 Whilst households who do not travel fall outside the new definition of a Traveller; Romany 

Gypsies and Irish and Scottish Travellers may be able to demonstrate a right to culturally 
appropriate accommodation under the Equalities Act 2010. In addition provisions set out in the 
new Housing and Planning Act (2016) now include a duty (under Section 8 of the 1985 Housing 
Act that covers the requirement for a periodical review of housing needs) for local authorities to 
consider the needs of people residing in or resorting to their district with respect to the provision 
of sites on which caravans can be stationed, or places on inland waterways where houseboats 
can be moored. Draft Guidance32 has been published setting out how the government would 
want local housing authorities to undertake this assessment and it is the same as the GTAA 
assessment process. The implication is therefore that the housing needs of any Gypsy and 
Traveller households who do not meet the new ‘planning’ definition of a Traveller will need to be 
assessed as part of the wider housing needs of the area through the SHMA process, and will 
form a subset of the wider need arising from households residing in caravans. Need for ‘non- 
travelling’ households can be found below. 

 

‘Unknown’ Households 
6.13 As well as calculating need for households that meet the new planning definition, the needs of 

the households where an interview was not completed (either due to refusal to be interviewed 
or households that were not present during the fieldwork period) need to be considered at part 
of the assessment process if they are believed to be ethnic Gypsies and Travellers who may meet 
the new definition. Whilst there is no law or guidance that sets out how the needs of these 
households should be addressed, an approach has been taken that seeks an estimate of 
potential need from these households. This will be a maximum additional need figure over and 
above the need identified for households that do meet the new definition. 

6.14 The estimate seeks to identify potential current and future need from many pitches known to be 
temporary or unauthorised, and through new household formation. For the latter the national 
rate of 1.50% has been used as the demographics of residents are unknown. 

 

Applying the New Definition 
6.15 The outcomes from the questions on travelling were used to determine the status of each 

household against the new definition in PPTS. Households that need to be considered in the 
GTAA fall under 3 classifications: 

»      Households that travel under the new definition. 

»      Households that have ceased to travel temporarily under the new definition. 
 
 
 

32 “Draft guidance to local housing authorities on the periodical review of housing needs for caravans and 
houseboats.” (March 2016) 
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» Households where an interview was not possible who may fall under the new 
definition. 

6.16 The table below sets out the travelling status of households that were interviewed in Stockton- 
on-Tees. This shows that only 3 households meet the new definition of a Traveller. The 
remaining 17 households that were interviewed were not able to demonstrate that they travel 
away from their usual place of residence for the purpose of work, or that they have ceased to 
travel temporarily due to children in education, ill health or old age. Some did travel for cultural 
reason to visit fairs, relatives or friends, and others had ceased to travel permanently. In addition 
the number of households on each site where an interview was not possible are recorded as 
unknown. The reasons for this include households that refused to be interviewed and 
households that were not present during the fieldwork period – despite up to 3 visits (further 
details can be found in Figure 22). 

 
Figure 23: Travelling Status of Households Interviewed in Stockton-on-Tees 

 

Site Status Meets New 
Definition 

Does Not Meet 
New Definition 

Unknown 

 
Public Sites 

 
0 

 
12 

 
6 

 
Private Sites 

 
2 

 
5 

 
3 

 
Tolerated Sites 

 
1 

 
0 

 
0 

 
TOTAL 

 
3 

 
17 

 
9 

 
Pitch Need for all Travellers in Stockton-on-Tees 
Figure 24: Additional Need for all Traveller Households in Stockton-on-Tees to 2031 

 

 2016 21 2021 26 2026 31 Total Status 

Travelling 
households 

 
2 

 
1 

 
1 

 
4 

Gypsy/Travellers under 
the PPTS new definition 

 
Unknown 

households 

 
 

0 

 
 

1 

 
 

1 

 
 

2 

 
May fall under the new 
definition or Equalities 

Act 
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Pitch Needs – ‘Travelling’ Gypsies and Travellers 
6.17 Based upon the evidence collected during the household interviews and following an assessment 

against the new definition of a Traveller, the additional pitch provision needed in Stockton-on- 
Tees to 2031 from the 3 households who meet the new planning definition is for 4 additional 
pitches. This is made up of the short-term need for 2 older teenage children who will be in need 
of a pitch of their own in the first 5 years of the GTAA period, and a further 2 households from 
new household formation (based on the demographics of the residents). The residents that were 
interviewed expressed a wish for current and future need to be met on their existing sites. 

6.18 Tables setting out the components of need for travelling households can be found at Figure 57. 
 

Pitch Needs – ‘Unknown’ Gypsies and Travellers 
6.19 Whilst it was not possible to determine the travelling status of a total of 9 households as they 

either refused to be interviewed, or were not on site at the time of the fieldwork, the needs of 
these households still need to be recognised by the GTAA as they are believed to be ethnic 
Gypsies and Travellers and may meet the new definition as defined in PPTS. 

6.20 ORS are of the opinion that it would not be appropriate when producing a robust assessment of 
need to make any firm assumptions about whether or not households where an interview was 
not completed meet the new definition based on the outcomes of households in that local 
authority where an interview was completed. 

6.21 However data that has been collected from over 1,500 household interviews that have been 
completed by ORS since the changes to PPTS in 2015 suggests that nationally approximately 10% 
of households that have been interviewed meet the new definition – and in some local 
authorities, particularly London Boroughs, 100% of households do not meet the new definition. 

6.22 This would suggest that it is likely that only a small proportion of the potential need identified 
from these households will need new Gypsy and Traveller pitches, and that the needs of the 
majority will need to be addressed through other means. 

6.23 Should further information be made available to the Council that will allow for the new 
definition to be applied to the ‘unknown’ households, the overall level of need could rise by up 
to 2 pitches from new household formation (this uses a base of the 9 households and a net 
growth rate of 1.50%33). 

6.24 Tables setting out the components of need for unknown households can be found at Figure 59. 
 
 

33 The ORS Technical Note on Population and Household Growth has identified a national growth rate of 1.50% 
for Gypsies and Travellers which has been applied in the absence of further demographic information about 
these households. 
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Vacant Pitches 
6.25 In total the fieldwork identified a total of 12 vacant pitches on sites in Stockton-on-Tees – 

including 7 vacant pitches on the public site. This suggests that there is a very low level of 
demand for pitches in the area, and also that any future need can be met through current vacant 
pitches. 

 

Travelling Showpeople Needs 
6.26 The assessment did not find any Travelling Showpeople yards in Stockton-on-Tees so no 

additional need has been identified. 
 

Transit Sites / Temporary Stopping Places 
6.27 There is the possibility that changes to PPTS could result in increased levels of travelling but it is 

not recommended that there is a need for the Council to consider any transit provision at this 
time – as evidence from the Caravan Count shows that there have been no unauthorised 
caravans recorded in recent years, and also the stakeholder interviews found there to be very 
low levels of encampments in the area. 

6.28 The situation relating to levels of unauthorised encampments by households that meet the new 
definition of a Traveller, and occupation levels of any unauthorised roadside encampments, 
should however be continually monitored whilst the changes associated with the new PPTS 
develop, and the Council should consider the use of short-term toleration or negotiated stopping 
agreements to deal with any encampments. 

 

‘Non-Travelling’ Households 
6.29 It is not a requirement to include details of need from Non-Travelling Gypsies and Travellers in 

the GTAA. However, an assessment of this need has been made to support the Council with its 
SHMA. 

6.30 As noted above, the housing needs of these or any Gypsy and Traveller households who do not 
meet the new ‘planning’ definition of a Traveller will have to be assessed as part of the wider 
housing needs of the area through the SHMA process, and will form a subset of the wider need 
arising from households residing in caravans. While there appears to be no duty for a local 
authority to plan specifically for caravan sites for non-travelling travellers falling under the 
Equality Act 2010 a request from one of the ethnic groups who are deemed to require culturally 
appropriate housing should be dealt with sympathetically. 

6.31 Analysis of the 17 household interviews for those who do not meet the new definition indicated 
that there is a need for 3 additional pitches over the 15 year period 2016-2031. Current need of 
6 is made up of 5 adult children living in over-crowded conditions on pitches who are in need of 
a pitch of their own and 1 older teenage child who will be in need of a pitch of their own in the 
first 5 years of the GTAA period. Future need is made up of 7 from new household formation 
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using a formation rate of 1.70% that has been derived from the demographics of the households 
that were interviewed. In addition there are 7 vacant pitches on the public site that have been 
considered as supply. 

6.32 Tables setting out the components of need for non-travelling households can be found at Figure 
61. 

 
Gypsies and Travellers Accommodation Needs; Key Points 
6.33 While the new definition of a Traveller household within the GTAA requires all or part of the 

household to travel for work, the Council still has a duty to ethnic Gypsies and Travellers under 
the Equalities Act 2010. However, the planning implications and type of provision may be 
different, therefore, the two groups need to be assessed separately. The survey of Gypsies and 
Travellers along with secondary data analysis shows a need between 2016 and 2031 for: 

 

» 4 pitches for travelling households that meet the new definition; 

» 2 pitches for households where it is unclear whether or not they meet the new definition; 

» 6 pitches for non-travelling households under the Equalities Act; 

» 0 pitches for Travelling Showpeople; 

» No evidence of need for a transit site, though unauthorised encampments should be 
 monitored and the use of short-term toleration or negotiated stopping agreements is 
 recommended to deal with any encampments. 
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7. Town Centre Living 
Introduction 

 
7.1 Stockton-on-Tees Council is ambitious to improve the life offer of the Town Centre and 

encourage households to live in the area. The area has a high proportion of vacant space over 
shops which, if brought into residential use, could enhance the after-hours vitality of the High 
Street and improve the local offer. 

7.2 The Council want to develop their evidence base In order to better understand the Town Centre 
and what is happening there. The evidence assembled here profiles the current residential 
population and their perceptions of the Town Centre, using both a survey and other secondary 
datasets. This approach has also deepened understanding of current levels of demand for town 
centre living, including that for market housing. 

 
Defining Stockton Town Centre 
7.3 The town centre area as defined by Stockton Borough Council is not a standard administrative or 

geographic area. However, by combining two Census Output Areas (OA) we can derive a 
reasonable approximation for the geography of the town centre area (the two OAs are: 
E00061862 and E00061843). This provides a suitable basis for secondary data analysis so we are 
able to compare the Town Centre with the rest of Stockton. While not a full match, this seems 
reasonable and was agreed with the Council. 

7.4 The two OAs used are not a perfect fit against the Town Centre as defined by Stockton BC; 
together they are the ‘best fit’ of geographies available to access secondary data. Using only 
these OAs excludes a small area of the town centre on Dovecot Street and Wellington Square, 
and the far northern area of the town centre. In OA E00061843 there are 186 properties and 129 
(69%) of these are outside the Town Centre Boundary. For these reasons, the Census data 
presented here for Stockton Town Centre should be treated with caution. 
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Figure 25: Census Output Areas Most Closely Defining Stockton Town Centre (ONS) 
 

 
Summary of Evidence 
7.5 The Town Centre differs from Stockton as a whole in several ways. It has: 

 

» A greater population density (14.5 persons per hectare compared to 9.4 for 
Stockton); 

» A higher proportion of males and lower proportion of females than in Stockton 
(56% male to 44% female compared to 49% male to 51% female in Stockton 
overall); 

» Considerably more dwellings being flats in a commercial building (18% compared 
to 0.5% for Stockton); 
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» Larger social rented (39%) and private rented (47%) sectors than Stockton as a 
whole (17% and 13% respectively in Stockton); 

» A concentration of single person households (56% compared to 28% in Stockton 
overall) and a smaller proportion of couples (13% compared to 45% in Stockton). 
In the Census, no multi-adult households with all being inhabitants being full-time 
students were recorded outside the town centre with 7% recorded within the town 
centre; 

» More overcrowding; 7.5% of households compared to 3% in Stockton overall; 

» A larger proportion of people aged 18 to 44 and lower proportions of people in 
other age bands than Stockton overall; 

» A higher proportion of persons born outside the UK than Stockton; 22% (140 
people) compared to 4.5%. Most of these are from outside the EU; 

» A concentration of long-term unemployment; 25% of people aged 16 to 74 
compared to 7% in Stockton as a whole; 

» More workers in routine or semi-routine occupations than in Stockton as a whole. 

» More workers working close to home. 
 

7.6 NOTE: The town centre profile of disability and long-term ill health is similar to that of Stockton 
overall. 

 

Summary of the Town Centre Survey 
7.7 The town centre survey suggests that: 

» Households living in smaller properties; a terraced or town house, or apartment, 
flat or maisonette; are more likely to consider living in the town centre. Little 
interest was expressed by households in detached and semi-detached properties. 

» Single person households are most likely to consider living in the town centre. Of 
the respondents who answered that they would consider living in the town centre, 
two fifths were single. The results for larger households were inconclusive. 

» Households living in the PRS or in affordable rented housing are most likely to 
consider moving to the town centre. Little interest was expressed by home 
owners. 

» Lower income households, particularly those with gross household incomes up to 
£20,000, are most likely to consider living in the town centre. Some interest was 
shown by those households with income between £20,000 and £30,000. The level 
of interest decreases across the income bands, and no household with an income 
of £40,000 or above said they would consider town centre living. 

NOTE: The survey results for households who would consider moving to the town centre are 
based on a small number of respondents and should be treated with caution. 
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7.8 Reasons given why survey respondents would not consider living in the town centre fall into 

three main categories: 

» Wishing to be outside of any town centre or to be in a specific area of Stockton for 
family or lifestyle reasons; 

» Perceiving the town centre to be an unpleasant environment, with concerns 
regarding anti-social behaviour, noise and traffic; 

» Lack of suitable housing and amenities such as green space. 
 

7.9 Currently, the main interest in town centre living is from; 

» younger, single person households, households in smaller properties and with lower 
incomes, and; 

» households already living in the PRS or in social or affordable rented housing. 
 

7.10 The profile of respondents showing an interest in living in the town centre is similar in many 
respects to the current profile of the town centre population. 

 

Population and Housing 
7.11 The usual Town Centre resident population is 639 persons, of which 56% are male and 44% 

female (Across Stockton on Tees as a whole, the population is 49% male and 51% female). The 
area covers 44 hectares with a relatively higher population density of 14.5 persons per hectare 
compared to Stockton which has a population density of 9.4 persons per hectare. 

7.12 Of 337 households in the town centre, 328 live in unshared dwellings, of which 20% live in a 
house and 79% in a flat, maisonette or apartment.   Notably almost a quarter of flats, or 18% of 
all unshared dwellings, are flats in a commercial building, which includes shops. In Stockton as a 
whole, 10% of households live in a flat, maisonette or apartment and 0.5% of all unshared 
dwellings are flats in a commercial building. 

7.13 Few households in the town centre live in owner occupied property (9% compared to over 68% 
for Stockton). Conversely, a larger proportion live in social rented properties in the town centre 
(39% compared to 17% in Stockton Borough) and in the PRS (47% compared to 13% in Stockton 
Borough) 

 
Figure 26: Housing Tenure in Stockton on Tees and Town Centre (Census 2011) 

 

 Town Centre Stockton on Tees 

Owned with or without a mortgage 9% 68.5% 
Social Rented (Council or housing association) 39% 17% 

Private Rented 47% 13% 
Living Rent Free 4% 0.8% 
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7.14 As might be expected, there is a concentration of one person households in the town centre 

(56%) compared to Stockton as a whole (28%), and fewer couples households; 13% compared to 
45% across Stockton. All recorded full-time student households in Stockton are in the town 
centre. 

 
Figure 27: Housing Tenure in Stockton on Tees and Town Centre (Census 2011) 

 

 Town Centre Stockton on Tees 

One Person Household 56% 28% 
Married Couple Household; With or without 

Dependent Children 
 

13% 
 

45% 
Same-Sex Civil Partnership Couple Household; With 

or without Dependent Children 
 

0% 
 

0% 
Cohabiting Couple Household; With or without 

Dependent Children 
 

8% 
 

12% 
Lone Parent Household; With or without Dependent 

Children 
 

13% 
 

13% 
Multi-Person Household; All Full-Time Students 7% 0% 

Multi-Person Household; Other 3% 2% 

 
7.15 Approaching 7.5% of households in the town centre are overcrowded compared to 3% across 

Stockton based on the Bedroom Standard of having one or more too few bedrooms for the 
household composition. 

 

Demographics 
7.16 The age structures of the town centre and Stockton populations can be seen to fall into three 

main groupings. The town centre has: 
 

» a smaller proportion of children and young people up to age 17 (17.7% compared 
to 22.1% across Stockton), although there is a similar proportion of children aged 0 
to 4; 

» a larger proportion aged 18 to 44 (53.4% compared to 35.6% across Stockton), 
though with the same proportion of 18 to 19 year olds in both areas; 

» a smaller proportion aged 45 and above (29.0% compared to 42.4% across 
Stockton). 
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Figure 28: Population Age Structure in Stockton on Tees and Town Centre (Census 2011) 
 

 Town Centre Stockton on Tees 

Age 0 to 4 6.7% 6.4% 
Age 5 to 7 2.5% 3.6% 
Age 8 to 9 1.4% 2.2% 

Age 10 to 14 4.7% 6.0% 
Age 15 0.5% 1.2% 

Age 16 to 17 1.9% 2.7% 
Age 18 to 19 2.8% 2.8% 
Age 20 to 24 19.2% 6.6% 
Age 25 to 29 9.2% 6.6% 
Age 30 to 44 22.1% 19.6% 
Age 45 to 59 16.7% 20.7% 
Age 60 to 64 2.3% 6.1% 
Age 65 to 74 6.7% 8.4% 
Age 75 to 84 1.7% 5.4% 
Age 85 to 89 0.8% 1.3% 

Age 90 and Over 0.6% 0.5% 
 
 

7.17 A total of 22% of residents in the town centre were born outside the UK compared to 4.5% of 
Stockton as a whole - a total of 140 people born outside the UK and living in Stockton town 
centre. Most of those from outside the UK did not arrive from the EU: In-migration from the EU 
Accession Countries (April 2001 to March 2011) accounted for 22 people in the town centre 
(3.4%), and 831 in Stockton (0.4%). 

7.18 Seventeen percent of town centre residents have been resident in the UK for under 10 years 
compared to 2.2% across Stockton. 

 
Figure 29: Country of Birth of Stockton on Tees and Town Centre Residents (Census 2011) 

 
 Town Centre Stockton on Tees 

United Kingdom 78.1% 95.4% 
Ireland 0.0% 0.2% 

Other EU; Member Countries in March 2001 1.9% 0.6% 
Other EU; Accession Countries April 2001 to March 2011 3.4% 0.4% 

Other Countries 16.6% 3.3% 
 

7.19 The profile of disability and long-term ill health in the town centre is similar to that of Stockton 
as a whole. 

 
Figure 30: Long-Term health problem or Disability in Stockton on Tees and Town Centre (Census 2011) 

 
 Town Centre Stockton on Tees 

Day-to-Day Activities Limited a Lot 10% 9% 
Day-to-Day Activities Limited a Little 12% 10% 

Day-to-Day Activities Not Limited 78% 81% 
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Employment within Stockton Town Centre Population 
7.20 The occupations of residents aged 16 to 74 is shown by the National Statistics Socio-economic 

Classification (NS-SeC). The largest group is ‘Never Worked and Long-Term Unemployed’ (25% 
compared to All Stockton 7%), followed by ‘Not Classified’ (23% compared to All Stockton 8%). 
All those in the ‘Not Classified’ group in the town centre and across Stockton Borough are full 
time students. 

 
Figure 31: Socio-economic Classification of Stockton on Tees and Town Centre Residents Aged 16-74 (Census 2011) 

 

 Town Centre Stockton on Tees 

All Usual Residents Aged 16 to 74 (Count) 518 140,654 
1. Higher Managerial, Administrative and Professional Occupations 2% 8% 
2. Lower Managerial, Administrative and Professional Occupations 9% 20% 

3. Intermediate Occupations 5% 13% 
4. Small Employers and Own Account Workers 6% 7% 

5. Lower Supervisory and Technical Occupations 4% 9% 
6. Semi-Routine Occupations 14% 16% 

7. Routine Occupations 12% 14% 
8. Never Worked and Long-Term Unemployed 25% 7% 

Not Classified 23% 8% 
 

7.21 Recalculating the figures after removing the ‘Never Worked and Long-Term Unemployed’, and 
‘Not Classified’ groups allows us to compare the proportions of residents who are working in a 
classified occupation. Workers in the town centre are more likely to be working in routine or 
semi-routine occupations (a total of 51% in the town centre compared to 35% in Stockton) and 
for small employers than in Stockton overall. They are less likely to be in higher or lower 
managerial, administrative or professional occupations (21% compared to 32%) or in 
intermediate occupations. 

 
Figure 32: Socio-economic Classification of Stockton on Tees and Town Centre Residents Aged 16-74 – Recalculated 

with Unemployed and Not Classified Removed (Census 2011) 
 

 Town Centre Stockton on Tees 

All Usual Residents Aged 16 to 74 in a Classified Occupation (Count) 269 119,972 
1. Higher Managerial, Administrative and Professional Occupations 4% 9% 
2. Lower Managerial, Administrative and Professional Occupations 17% 23% 

3. Intermediate Occupations 9% 16% 
4. Small Employers and Own Account Workers 12% 8% 

5. Lower Supervisory and Technical Occupations 8% 10% 
6. Semi-Routine Occupations 28% 19% 

7. Routine Occupations 23% 16% 
 

7.22 The main method of travel to work gives an indication of how local a person’s workplace is. By 
this measure, workers in the town centre are more likely to work close to home. They are 
considerably less likely to travel to work by car (36% compared to 69% in Stockton overall) and 
more likely to travel by bus (11% compared to 6% for Stockton). They are considerably more 
likely to walk (30% compared to 9% across Stockton as a whole). 
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Note: the counts of Usual Residents Aged 16 to 74 differ between NS-SeC, which counts long- 
term unemployment, and the Census Method of Travel to Work, which counts all 
unemployment. 

 
Figure 33: Method of Travel to Work in Stockton on Tees and Town Centre; Residents Aged 16-74 in Employment 

(Census 2011) 
 

 Town Centre Stockton on Tees 

All Usual Residents Aged 16 to 74 in Employment (Count) 183 87122 
Work Mainly at or From Home 5% 3% 

Underground, Metro, Light Rail, Tram 0% 0% 
Train 1% 1% 

Bus, Minibus or Coach 11% 6% 
Taxi 1% 1% 

Motorcycle, Scooter or Moped 1% 0% 
Driving a Car or Van 36% 69% 

Passenger in a Car or Van 7% 7% 
Bicycle 3% 2% 

On Foot 30% 9% 
Other Method of Travel to Work 5% 1% 
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Town Centre Survey 

Background and methodology 
7.23 A postal housing needs survey was undertaken, using a 4 page questionnaire and covering letter, 

and sent to 8,000 households with a target of 1,500-2,000 returns. In the event, the Survey 
achieved a response of 1,364 forms (Response rate: 17%). The responses were weighted by age, 
property type, tenure and local population geography to ensure they were representative of the 
whole population. 

7.24 General results are presented in Appendix A. 

7.25 The Survey sought to; 
 
 
 

 
vey ascertained the number of households who would consider moving into the town 

centre through using three questions to filter out only those who were serious about moving and 
therefore to remove as much ‘noise’ as possible from the responses: 

» Do you want to move or will you need to move from your current home…? 

» Would you expect to stay in the borough of Stockton-on-Tees34? 

» Would you consider living in Stockton town centre? 

7.27 Respondents who answered that they wanted or needed to move within the next three years 
were asked whether they would expect to stay in Stockton.   Respondents who expected to stay 
in Stockton were then asked whether they would consider living in the town centre. A total of 
363 respondents answered the question “Would you consider living in Stockton town centre?”, 
of which 17% said they would consider it. 

 
 
 
 
 
 
 
 
 
 

 
34 One point of detail is excluded from the explanation: Respondents who answered ‘no’ to “Would you expect 
to stay in the borough of Stockton-on-Tees?” were asked a supplementary questions: “If you could find a 
suitable home that you and your household could afford in the area, would you want to stay in Stockton-on- 
Tees?” and respondents who answered ‘yes’, they would want to stay, were included in the cohort which was 
asked whether they would consider living in the town centre. 

» Identify the current extent of residential living; 

» Demographic and social profiling of this population; and 

» How to attract a new market into town centre living. 
7.26 The sur  
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Moving behaviour and intentions 
7.28 Of those survey respondents who want or need to move within the next three years, and want 

to stay in Stockton, about one in six (17%) would consider living in Stockton town centre. This 
result is from a small number of respondents and should be treated with caution. 

 
Figure 34: Would Consider Living in Stockton Town Centre of Those Households Wanting or Needing to Move in the 

Next 3 Years (Source: Stockton-on-Tees Housing Survey 2016) 
 

 

7.29 Results from the survey on household incomes by property type (Figure 35) suggest that many of 
those already living in smaller properties such as flats or terraced houses would need affordable 
housing. If town centre living is to attract households in higher income brackets then larger 
housing will be required, such as detached houses, or smaller high quality units such as executive 
flats. 

7.30 Of households who are considering moving in the next three years, those in smaller properties 
are more likely to consider living in the town centre. While only 1% of households in a detached 
house would consider town centre living, this increases to over a quarter (28%) of households in 
a terrace or town house and 30% of households in an apartment, flat or maisonette. These 
figures are based on a small number of respondents and must be treated with caution. 
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Figure 35: Would Consider Living in Stockton Town Centre by Current Property Type (Source: Stockton-on-Tees Housing 
Survey 2016) 
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7.31 Single person households are the most likely to consider living in the town centre (39% of all 

single person households who were asked this question). The results for other households were 
inconclusive, with 12% of two person households who were asked saying they would consider 
town centre living, 4% of three person households and 19% of four person households. These 
figures are based on a small number of respondents and must be treated with caution. 

 
Figure 36: Would Consider Living in Stockton Town Centre by Current Number of People in Home (Source: Stockton-on- 

Tees Housing Survey 2016) 
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7.32 In the town centre, 7.5% of households are overcrowded. 

7.33 Households living in the PRS or in affordable rented housing are the most likely to consider living 
in the town centre (28% of all households living in the PRS and 32% of all households living in 
affordable rented housing who were asked this question). Less than one in ten home owner 
respondents to the question said they would consider moving to the town centre. These figures 
are based on a small number of respondents and must be treated with caution. 

 
Figure 37: Would Consider Living in Stockton Town Centre by Current Tenure (Source: Stockton-on-Tees Housing Survey 

2016) 
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7.34 The proportion of responding households who would consider living in the town centre 

decreases across the income bands from 37% of households with an annual gross income of less 
than £10,000, to 11% of households with a gross income of £30,000 to £40,000. No household 
with an income of £40,000 or over said they would consider it. These figures are based on a 
small number of respondents and must be treated with caution. 

 
Figure 38: Would Consider Living in Stockton Town Centre by Current Gross Household Income (Source: Stockton-on- 

Tees Housing Survey 2016) 
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7.35 Survey results on income and affordability also provide contextual information which helps to 
deepen understanding of those households who would consider living in the town centre; the 
Council may wish to focus Policy towards these households. 

7.36 Considering income by property size shows that 80% of households living in an apartment, flat or 
maisonette have incomes of less than £20,000 and 62% of households in a terrace or town house 
have incomes less than £20,000. The survey responses suggest that households living in an 
apartment or flat, or terrace or town house are the most likely to consider living in the town 
centre. Correspondingly, the survey responses suggest that lower income households are more 
likely to consider living in the town centre. 

7.37 Of households living in a bungalow, 59% had incomes below £20,000 a year, though it is likely 
that many of these are pensioner households who own outright or will be in affordable rented 
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housing.   The survey responses suggest that older age groups are less likely to consider moving 
to the town centre. 

7.38 The higher income brackets were found mostly in households living in detached houses, with 
58% having an income of £40,000 or more and 70% having incomes of £30,000 or more, though 
18% had incomes of less than £20,000. The picture of households in semi-detached houses is 
more mixed, with 42% having incomes of £30,000 or more and 39% having incomes of under 
£20,000. The survey responses suggest that households in higher income brackets and larger 
properties are less likely to consider moving to the town centre. 

7.39 These results suggest that if those households who already live in smaller properties, such as a 
terraced house or a flat, are to be attracted into living in the town centre then affordable 
housing will be required. Alternatively, while the survey responses suggest there is limited 
interest from higher income groups in moving to the town centre, if town centre living is to 
attract households in the higher income brackets then larger housing will be required, such as 
detached houses, or smaller high quality units such as executive flats. 

7.40 Of renter households in receipt of Housing Benefit, 67% had incomes less than £10,000 per year 
with a further 32% having less than £20,000. This compares to 57% of renter households not in 
receipt of HB having incomes less than £20,000, and 20% with incomes over £30,000. Again 
these income levels for households in receipt of HB and for many households not in receipt of HB 
suggest a need for affordable housing for town centre renters.   The survey responses suggest 
that households in the PRS or in affordable rented housing are more likely to consider moving to 
the town centre. 

 

Perceptions of the Town Centre 
7.41 The survey asked respondents who said they would not consider living in the town centre why 

this was and 220 responses were received. 

7.42 Many respondents had family or lifestyle reasons for not considering living in the town centre, 
such as having all their family in a particular area, preferring suburban life or enjoying immediate 
access to the countryside. While these respondents may also have had unexpressed negative 
views about the town centre, their comments could be considered as being positive about life in 
many parts of Stockton, such as being close to family and peace and quiet, living in a village or 
close to the countryside. 

7.43 Nevertheless, respondents also made negative comments and the three main reasons for not 
considering the town centre include: lifestyle choice; negative perceptions of the area; and a lack 
of suitable housing and amenities. 
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Appendix A 
Household Survey Results 

 
7.44 This Appendix holds the results of the household survey that provide contextual information 

across Stockton. 
 

Background and methodology 
7.45 A postal housing needs survey was undertaken, using a 4 page questionnaire and covering letter, 

and sent to 8,000 households with a target of 1,500-2,000 returns. In the event, the Survey 
achieved a response of 1,364 forms (Response rate: 17%). The responses were weighted by age, 
property type, tenure and local population geography to ensure they were representative of the 
whole population. 

7.46 The Survey sought to; 
 

» Identify the current extent of residential living; 

» Demographic and social profiling of this population; and 

» How to attract a new market into town centre living. 
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Moving behaviour and intentions 
7.47 While a large majority of households wanting or needing to move in the next three years intend 

to move within Stockton (67%), one third intend to move out of the Borough. 

7.48 However, almost a third of those who intend to move out of Stockton (30%) would prefer to stay 
if they could find a suitable home in Stockton that their household could afford. 

 
Figure 39: Expected Destination of Those Households Wanting or Needing to Move in the Next 3 Years (Source: 

Stockton-on-Tees Housing Survey 2016) 
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Figure 40: Wanting To Stay Of Those Households Wanting or Needing To Move in the Next 3 Years and Expecting to 
Move Outside the Borough of Stockton-on-Tees (Source: Stockton-on-Tees Housing Survey 2016 
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7.49 The most common ‘main’ reasons for moving into Stockton from outside the Borough were to be 

close to family or friends (34%), finding suitable housing at an affordable price (28%) to take up a 
new job (23%), or moving to a more convenient location for an existing job (18%). 

 
Figure 41: Main Reasons for Moving to the Area of Those Previously Living Outside the Borough of Stockton-on-Tees 

(Source: Stockton-on-Tees Housing Survey 2016) 
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Current property profile 
7.50 About a third of survey respondents live in a semi-detached house (32%), followed by a quarter 

living in a terrace or town house (26%) and a fifth in a detached property (19%). Just over one in 
ten (12%) live in an apartment, flat or maisonette. 

7.51 The weighted profile of the survey sample matches Valuation Office Agency (VOA) data on 
property types in Stockton. 

 
Figure 42: Property Type (Source: Stockton-on-Tees Housing Survey 2016, VOA 2015) 
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7.52 Almost half of the survey respondents live in a 3-bedroom property (46%), with a quarter having 

2-bedrooms (25%) and a fifth having 4-bedrooms (21%). One in twelve (8%) live in a 1-bedroom 
property or bedsit. 

7.53 The weighted survey sample is similar to the profile from VOA data on property sizes, though the 
VOA data shows slightly fewer 2-bedrooms and slightly more 3-bedrooms. 

 
Figure 43: Property Size (Source: Stockton-on-Tees Housing Survey 2016, VOA 2015) 
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7.54 Based on considering the number of rooms that households use as bedrooms compared to the 

number of bedrooms that an estate agent would say were in the property, it is clear that there is 
some under occupancy. Of properties that an estate agent would describe as 2-bedroom, 25% 
use only one bedroom. In the case of estate agents 3-bedroom properties, 30% use two 
bedrooms and a further 13% only one bedroom. For estate agents 4-bedroom properties, less 
than half use all four bedrooms, with 33% using three bedrooms and 19% using one or two 
bedrooms. 

7.55 Viewing the data by the number of bedrooms currently used (Figure 45), 35% of properties 
where only one bedroom is used would be described as having 3- or 4-bedrooms by an estate 
agent. This increases to 40% of properties where two bedrooms are used being described as 
having 3- or 4-bedrooms by an estate agent. 

 
Figure 44: Bedrooms Currently Used by Bedrooms an Estate Agent Would Say You Have (Source: Stockton-on-Tees 

Housing Survey 2016) 
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Figure 45: Bedrooms an Estate Agent Would Say You Have by Bedrooms Currently Used (Source: Stockton-on-Tees 
Housing Survey 2016) 
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Tenure 
7.56 The survey sample showed a similar tenure profile to the Census 2011, though with one 

difference. Of survey respondents, 35% owned outright compared to 29% in the Census, while 
another 35% of survey respondents owned with a mortgage or loan compared to 39% in the 
Census. However, taken together, the figures for home ownership were similar in the survey 
and Census; 70% in the survey compared with 68% in the Census. The proportion of survey 
respondents in the other tenures of shared ownership, private rent and social/affordable rent 
were all within 1% of the equivalent Census figure. 

 
Figure 46: Tenure (Source: Stockton-on-Tees Housing Survey 2016, Census 2011) 
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Income and affordability 
7.57 Almost half (48%) of households in the survey had gross annual household incomes of less than 

£20,000, with 19% having less than £10,000. However, a quarter (24%) had gross household 
incomes of £40,000 or more. 

 
Figure 47: Household’s Gross Income (Source: Stockton-on-Tees Housing Survey 2016) 
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7.58 Considering income by property size shows that 80% of households living in an apartment, flat or 
maisonette have incomes of less than £20,000 and 62% of households in a terrace or town house 
have incomes less than £20,000. Of households living in a bungalow, 59% had incomes below 
£20,000 a year, though it is likely that many of these are pensioner households who own 
outright or will be in affordable rented housing. 
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7.59 The higher income brackets were found mostly in households living in detached houses, with 

58% having an income of £40,000 or more and 70% having incomes of £30,000 or more, though 
18% had incomes of less than £20,000. The picture of households in semi-detached houses is 
more mixed, with 42% having incomes of £30,000 or more and 39% having incomes of under 
£20,000. 

 
Figure 48: Gross Household Income by Property Type (Source: Stockton-on-Tees Housing Survey 2016) 
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7.60 Of renter households in receipt of Housing Benefit, 67% had incomes less than £10,000 per year 

with a further 32% having less than £20,000. This compares to 57% of renter households not in 
receipt of HB having incomes less than £20,000, and 20% with incomes over £30,000. 

 
Figure 49: Gross Household Income by Renters in Receipt of Housing Benefit (Source: Stockton-on-Tees Housing Survey 

2016) 
 

Less than £10,000 per year £10,000 but less than £20,000 per year 

£20,000 but less than £30,000 per year £30,000 but less than £40,000 per year 

£40,000 per year or more 
 

70% 
 

60% 
 

50% 
 

40% 
 

30% 
 

20% 
 

10% 
 

0% 
Renters in Receipt of Housing Benefit Renters not in Receipt of Housing Benefit 

G
ro

ss
 H

ou
se

ho
ld

 In
co

m
e 



| Opinion Research Services Stockton-on-Tees Strategic Housing Market Assessment 20165 – Part 2 November 2016 

73 

 

 

 
 
 
 

Figure 50: Current Working Status of the Chief Income Earner (Source: Stockton-on-Tees Housing Survey 2016) 
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7.61 Just under two thirds of households paying rent or mortgage considered the amount they paid to 

be well within their household budget (22%) or about the right amount for their household 
budget (40%). However, approaching one third found the payments ‘just manageable’ and 8% 
reported payments to be putting a strain on the household budget or very difficult to manage. 

 
Figure 51: Of Those Paying Rent or Mortgage They Consider This To Be… (Source: Stockton-on-Tees Housing Survey 

2016) 
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7.62 A lower proportion of renter households in receipt of HB said their rent is well within their 

household budget or about the right amount than did renter households not in receipt of HB; 
41% of households in receipt of HB compared to 53% not in receipt of HB. A greater proportion 
of households in receipt of HB said they found the rent ‘just manageable’ or was putting a strain 
on the household budget; 57% compared to 43% of households not in receipt of HB. However, a 
larger proportion of households not in receipt of HB found the rent very difficult to manage; 5% 
compared to 3% of households in receipt of HB. 
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Figure 52: Of Those Paying Rent or Mortgage They Consider This To Be… (Source: Stockton-on-Tees Housing Survey 
2016) 
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7.63 As might be expected, households in the higher income brackets tended to say that their rent or 

mortgage payments were well within their household budget or about the right amount. Over 
half (53%) of households saying payments were well within their budget had incomes over 
£40,000, and 33% of those who said the payments were about right for their household budget. 
Of those saying the payments put a strain on their household budgets, 78% had incomes under 
£20,000 and of those finding it very difficult to manage, 76% had incomes under £20,000. 

 
Figure 53: Gross Household Income by Whether They Consider Their Rent/Mortgage to be… (Source: Stockton-on-Tees 

Housing Survey 2016) 
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Overcrowding 
7.64 The level of overcrowding reported in the survey (2% of households) was similar to that shown in 

the Census 2011 based on the bedroom standard (3% of households). 
 

Figure 54: Overcrowding based on the Bedroom Standard (Source: Stockton-on-Tees Housing Survey 2016, Census 
2011) 
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Demographic profile of respondents 
7.65 The age profile of the survey sample was similar to that in the Mid-Year Estimates 2014, with no 

more than a 1% difference in any age group between the survey and the MYE 2014. 
 

Figure 55: Age of All People (Source: Stockton-on-Tees Housing Survey 2016, MYE 2014) 
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7.66 A large majority of survey respondents were White British (94%). No other grouping was larger 

than 2%. 
 

Figure 56: Ethnic Group of Respondent (Source: Stockton-on-Tees Housing Survey 2016) 
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Appendix B 
Gypsy and Traveller needs assessment – detailed tables 

Pitch Needs – ‘Travelling’ Gypsies and Travellers 
Figure 57: Additional Need for ‘Travelling Households’ in Stockton-on-Tees to 2031 

Reason for Requirement/Vacancy  Gross Sup ply  Net 
Requirement Requirement 

Total Supply 

Current Need 

Unauthorised developments or encampments 0 

Concealed households 0 

5 year need from older teenage children 2 

Net movement from bricks and mortar 0 

Total Current Need 2 

Future Need 

Sites with temporary planning permission 0 - - 

Net migration 0 - - 

New household formation (@1.50%) 2 - - 

Total Future Needs 2 

Total 4 0 4 

Figure 58: Additional Need for ‘Travelling’ Households by 5 Year Periods 

2016 21 2021 26 2026 31 Total 

2 1 1 4 
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Pitch Needs – ‘Unknown’ Gypsies and Travellers 
Figure 59: Additional Need for ‘Unknown’ Households in Stockton-on-Tees to 2031 

Reason for Requirement/Vacancy  Gross Supply   Net 
Requirement Requirement 

Total Supply 

Current Need 

Unauthorised developments or encampments 0 

Concealed households 0 

5 year need from older teenage children 0 

Net movement from bricks and mortar 0 

Total Current Need 0 

Future Need 

Sites with temporary planning permission 0 - - 

Net migration 0 - - 

New household formation (@1.50%) 2 - - 

Total Future Needs 2 

Total 2 0 2 

Figure 60: Additional Need for ‘Unknown’ Households by 5 Year Periods 

Local Authority 2016 21 2021 26 2026 31 Total 

TOTAL 0 1 1 2 

Additional supply unimplemented pitches 

- Movement to bricks and mortar 

- - 0 

0 

0 

0

Additional supply from empty pitches

Supply of Pitches 

-

- - 



| Opinion Research Services Stockton-on-Tees Strategic Housing Market Assessment 20165 – Part 2 November 2016 

82 

- - 

- - 

- - 

‘Non-Travelling’ Households 
Figure 61: Assessment of Need for ‘Non-Travelling’ Travellers in Stockton-on-Tees to 2031 

Reason for Requirement/Vacancy  Gross Sup ply  Net 
Requirement Requirement 

Total Supply 

Current Need 

Unauthorised developments or encampments 0 

Concealed households 5 

5 year need from older teenage children 1 

Net movement from bricks and mortar 0 

Total Current Need 6 

Future Need 

Sites with temporary planning permission 0 - - 

Net migration 0 - - 

New household formation 7 - - 

Total Future Needs 7 

Total 13 7 6 

Figure 62: Additional Need for ‘Non-Travelling’ Households by 5 Year Periods 

Local Authority 2016 21 2021 26 2026 31 Total 

TOTAL 1 2 3 6 
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Appendix C 
Glossary of Terms 

 
Definitions 
Affordability is a measure of whether housing may be afforded by certain groups of households. 

Affordable housing includes social rented and intermediate housing, provided to specified eligible 
households whose needs are not met by the market. For the purpose of this report we have used 
the definition in the National Planning Policy Framework 2012 

Census Output Area is the smallest area for which UK Census of Population statistics are produced. 
Each Census Output Area had a population of around 250 people with around 100 dwellings at the 
time of the 2001 Census. 

ECO underpins the Green Deal and places obligations on energy companies to facilitate installation 
of energy efficiency measures in homes. ECO fits within the Green Deal framework where Green 
Deal finance alone is not enough. 

Equity is the difference between the selling price of a house and the value of the outstanding 
mortgage. 

Green Deal is a market led framework that will allow individuals and businesses to make energy 
efficiency improvements to their buildings at no upfront cost. Finance needed for the improvements 
is repaid, in instalments, attached to an electricity bill. 

A household is one person living alone, or two or more people living together at the same address 
who share at least one meal a day together or who share a living room. 

Household formation refers to the process whereby individuals in the population form separate 
households. ‘Gross’ or ‘new’ household formation refers to households that form over a period of 
time, conventionally one year. This is equal to the number of households existing at the end of the 
year that 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). ‘Net’ household formation is the 
net growth in households resulting from new households forming less the number of existing 
households dissolving (e.g. through death or joining up with other households). 

A Housing Association or Registered Provider is an independent not-for-profit body that primarily 
provides low-cost "social or affordable housing" for people in housing need. 

Housing demand is the quantity of housing that households are willing and able to buy or rent. 



| Opinion Research Services Stockton-on-Tees Strategic Housing Market Assessment 20165 – Part 2 November 2016 

87 

 

 

 
 
 
 

Household income includes all salaries, benefits and pensions, before deductions such as tax and 
National Insurance. 

House in Multiple Occupation are currently defined by the Housing Act 2004 as: 
 

» an entire house or flat which is let to three or more tenants who form two or more 
 households and who share a kitchen, bathroom or toilet; 

» a house which has been converted entirely into bedsits or other non-self-contained 
accommodation and which is let to three or more tenants who form two or more 

 households and who share kitchen, bathroom or toilet facilities; 

» a converted house which contains one or more flats which are not wholly self- 
contained (i.e. the flat does not contain within it a kitchen, bathroom and toilet) 
and which is occupied by three or more tenants who form two or more 
households; and 

» a building which is converted entirely into self-contained flats if the conversion did 
not meet the standards of the 1991 Building Regulations and more than one-third 
of the flats are let on short-term tenancies. 

Housing market areas are geographical areas in which a substantial majority of the employed 
population both live and work and where those moving house without changing employment 
choose to stay. 

Housing need is the quantity of housing required for households who are unable to access suitable 
housing without financial assistance. 

Housing requirements encompasses both housing demand and housing need, and is therefore the 
quantity of housing necessary for all households to have access to suitable housing, irrespective of 
their ability to pay. 

Housing type refers to the type of dwelling, for example, flat, house, specialist accommodation. 

Intermediate affordable housing is housing at prices and rents above those of social rent, but below 
market price or rents, and which meet the criteria for affordable housing set out above. These 
include shared equity products (e.g. HomeBuy), other low cost home ownership products and 
intermediate rent. 

Lending multiplier is the number of times a household’s gross annual income a mortgage lender will 
normally be willing to lend. The most common multipliers quoted are 3.5 times income for a one- 
income household and 2.9 times total income for dual income households. 

Low cost home ownership or Shared ownership is intermediate affordable housing designed to help 
people who wish to buy their own home, but cannot afford to buy outright (with a mortgage). 
Through this type of scheme you buy a share in the property with a Housing Association or other 
organisation. 
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Lower quartile means 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. 

Lower Super Output Area is a group of around 5-6 Census Output Areas and is the smallest 
geography for many Government statistics. Each Lower Super Output Area had a population of 
around 1,250 people with around 500 dwellings at the time of the 2001 Census. 

Market housing is private housing for rent or for sale, where the price is set in the open market. 

Migration is the movement of people between geographical areas. In this context it could be either 
local authority districts, or wider housing market areas. The rate of migration is usually measured as 
an annual number of individuals, living in the defined area at a point in time, who were not resident 
there one year earlier. Gross migration refers to the number of individuals moving into or out of the 
authority. Net migration is the difference between gross in-migration and gross out-migration. 

A projection 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. 

Registered Social Landlord/Registered Provider see Housing Association. 

Secondary data is 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). 

Shared ownership see Low Cost Home Ownership. 

Social rented housing is provided by social landlords and rented for less than would be paid if 
renting privately. 

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). 

Starter Home is defined by the Housing and Planning Act 2016 as an affordable housing ‘product’. 
The Act defines a Starter Home as a new dwelling, only available for purchase by qualifying first-time 
buyers, which is to be sold at a discount of at least 20% of the market value and for less than the 
price cap (of £450,000 in Greater London, £250,000 outside Greater London), and is subject to 
restrictions on sale or letting. The Act includes clauses stating that local authorities will have a duty 
to promote the supply of Starter Homes through planning. 

 
Acronyms and Initials 
ASHE   Annual Survey of Hours and Earnings 
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BME Black and Minority Ethnic 
 

BTL Buy to Let 

CACI Private sector company providing modelled data 
 

CIH Chartered Institute of Housing 
 

CLG Department for Communities and Local Government 
 

CML Council of Mortgage Lenders 

CORE The Continuous Recording System (for Housing Association and Local Authority lettings) 

DEFRA Department for Environment, Food and Rural Affairs 
 

DFG Disabled Facilities Grants 
 

DHP Discretionary Housing Payments 
 

DLA Disability Living Allowance 

DWP Department for Work and Pensions 

EAC Elderly Accommodation Counsel 
 

EEA European Economic Area 
 

EHS English Housing Survey 
 

ESA Employment Support Allowance 
 

FTB First Time Buyers 
 

GDP Gross Domestic Product 

GIS Geographical Information Systems 
 

GTAA Gypsy and Traveller Accommodation Assessment 
 

HB Housing Benefit 

HBF Home Builders Federation 
 

HCA Homes and Communities Agency 

HMO House in Multiple Occupation 

HiMO Houses in Multiple Occupation 

HMC Higher Mobility Component 
 

Housing LIN Housing Learning and Improvement Network 
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IMD Indices of Multiple Deprivation 

JSA Job Seekers Allowance 

LA Local Authority 

LDF Local Development Framework 

LDP Local Development Plan 

LHA Local Housing Allowance 

LSE Leasehold Schemes for the Elderly 
 

NHSCR National Health Service Central Register 

NPPF National Planning Policy Framework 

NS-SeC National Statistics Socio-economic Classification 
 

OA Census Output Areas 
 

OAN Objectively assessed need 

ONS Office for National Statistics 
 

OPR Office for Budgetary Responsibility 

ORS Opinion Research Services 

PIP Personal Independent Payment 

POPPI Projecting Older Person Population Information 
 

PPG Planning Practice Guidance 
 

PPTS Planning Policy for Traveller Sites 
 

PRS Private Rented Sector 

REIT Real Estate Investment Trust 

RSL Registered Social Landlord 

SAR Share Accommodation Rate 

SHMA Strategic Housing Market Assessment 
 

TSP Travelling Show Person 

UDP Unitary Development Plan 
 

VOA Valuation Office Agency 
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