these are for what are evidently commercial premises and so do not provide any
reliable evidence of housing related works.

5.4 Local authority lets

The major source of social housing supply is still the local authority, and since
councils have been effectively prevented from building new properties since the 80s,
this now in practice means relets. The overall number for Nottingham has been fairly
constant over the past four years, both as a total and in the types of property.

Table 46 : Nottingham City Council lettings

Year 1998 1999 2000 2001 trend average

Total LA lettings 5558 5888 5041 5609 5351 5524

Source: HIP returns

This represents an annual average turnover, over the 4 year period, of just over 15%
of the total council stock, which is again above the national average turnover for all
tenures of around 12% per year, and quite close to the estimated Nottingham city
wide turnover rate.

Many other local authority housing departments and housing associations have
experienced an increase in the number of lettings over recent years. Increasing
turnover is now seen as the result of a combination of factors and circumstances
which together have radically changed perspectives on the implications of increased
numbers of lets.

5.4.1 Effects of past housing policies

A major factor in this was the impact of several national housing policies over the
80’s and 90's:

The Right to Buy, introduced in 1981, has resulted in well over a million council
houses being sold over the 80® and 90’s, mainly the larger, traditional houses,
leaving behind a stock that consisted of a greater proportion of flats and less
popular properties. In Nottingham City nearly 19,000 Council dwellings have been
sold.

Measures and incentives were introduced to release social housing for reletting,
on the basis that this was cheaper for the public purse than building new housing.
The Tenants Incentive Scheme (TIS), Do-it-yourself shared ownership scheme
(DIYSO) operated through housing associations, as well as funding for assisted
moves schemes for councils, all added to opportunities to move for social housing
tenants and tempted better off tenants out of social housing.

At the same time, higher levels of homelessness, linked to general recession and
the depression in the housing market in the early 90®, resulted in higher
proportions of lettings being made to homeless households.

Anti Social Behaviour is also widely seen as a key driver of turnover.

The combination of these factors meant that over the 80’s and 90’s council housing
evolved to become more akin to welfare housing - and indeed became officially
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known as 'social housing' in the 1996 Housing Act - and became seen much more as
provision for people who could not afford otherwise, or who had fallen on hard times.

54.1.1 Consequences for supply - localised rapid turnover

The consequence of the onset of these effects for many local authorities has been
that the supply of properties to let does actually increase - but it is an increase in
turnover, refusals and re-offering of the less desirable properties, and has long term
detrimental results. The phenomenon is usually underpinned, in the most extreme
case, by general demographic trends and population loss.

The importance for supply of relets is that these factors have now been widely
identified as a symptom of, and contribute to, the decline of areas into 'difficult to let'
estates. The process begins with more properties becoming available to let, then
more rapid turnover - now termed 'churning’, - then greater refusals, longer voids,
and a downward spiral, with no stability, continuity or commitment to an area. In
some areas this has become so extreme that abandonment of housing and whole
estates is now a key issue.

Numerous research projects and analysis has been undertaken to look more closely
at the issue. One study by the Joseph Rowntree Foundation from June 1999 -
‘Perceptions of low demand for housing and the reality of housing need and demand’
by Alan Holmans and Merron Simpson found that:

“The England total of departures from local authority housing increased
during the 1990s, from around 220,000 a year in 1991/92 and 1992/93 to
around 260,000 a year in 1996/97 and 1997/98. This increase and the
reported vacancy rates in local authority housing were concentrated in the
North of England”.

The north Midlands is also affected, quite seriously in some north Nottinghamshire
local authorities, such as Ashfield, Bassetlaw and Mansfield.

54.1.2 Local circumstances

Nottingham is exactly the type of city area likely to show patterns of unpopular
housing, possibly resulting in low demand. It is therefore increasingly important to
consciously consider the effects this may have so that appropriate and targeted
policies can be formulated. The City Council's Estate Based Plans are directly
aimed at addressing this issue.

5.5 City Council housing

The City Council's current housing stock of around 34,500 is still a major proportion
of all housing stock in the City, at just under 30%. The national average proportion
of council housing stock is now just over 14% (Source: DTLR Survey of English
Housing 2000/01), at just under 3 million properties, down from a peak of just over 5
million in 1981. The overall proportion in the greater Nottingham area, including
Rushcliffe, Broxtowe and Gedling, is around 18%.
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Table 47: Stock proportions in Nottingham as at 1** April 2001

Nottingham

Other [Total other Private

public |private Owner rented
LA RSL sector |sector Occupied |(derived) Total
34,792 8,982 112 75,782 65,282 10,500 119,668
29.1% 7.5% 0.1% 63.3% 54.6% 8.8%  100.0%

Source: HIP returns 2001

The growth of the student market and buy to let over recent years has probably
altered these proportions, with an increase in the private rented sector likely.

5.5.1 Length of tenancy

For City Council stock, variations within and between estates, and property types, will

have a substantial effect on the popularity, viability and sustainability of different

areas. Analysis has been carried out using Nottingham City's full stock and tenancy

records, using the tenancy start date to derive the length of tenancy for each

property.

The average time of tenancy varies from nearly 20 years on Ainsley Estate to 2.5
years at The Woodlands.
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Map 48: Average time of tenancy on Nottingham City Council estates

source: Nottingham City Council housing management database
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Table 49: Average length of tenancy by estate (years)

Estate Name Mean | Number tenancies |Std. Deviation
Ainsley 19.6 46 16.8
Holydene 16.0 30 10.1
Caunton Avenue 15.2 21 13.5
Clifton South 14.5 1255 14.9
Wollaton Park East 14.4 60 12.2
Abbey Bridge 13.6 114 12.6
Wollaton Vale 13.0 276 14.0
Clifton North 13.0 1325 14.1
Strelley 12.8 224 14.7
Bilborough 12.8 1388 14.8
Bakersfield 12.7 220 13.9
Capitol Court 12.6 27 10.6
Mapperley 12.1 107 11.2
Sherwood 11.7 502 11.7
Wollaton Park West 11.6 122 12.3
Stockhill 11.6 112 11.1
Cardale 11.6 197 11.9
Snheinton 11.5 337 12.0
Carter Gate 11.3 27 7.7
Mapperley Park 11.0 42 8.3
Woodthorpe/Winchester 10.9 175 10.5
Arboretum 10.6 30 8.7
Hempshill Vale 10.5 33 8.9
Bestwood Park 10.3 1286 12.0
Lenton Sands 10.1 55 10.0
St Matthias Road 10.0 285 10.3
Carrington 9.9 34 8.3
Heathfield 9.9 366 11.3
Austin Street 9.8 147 10.2
Beechdale 9.7 1211 12.3
Edwards Lane 9.6 463 11.8
New Highbury Vale 9.6 348 9.4
Aspley 9.5 1811 12.0
Cinderhill 9.4 93 13.5
Squires Avenue 9.1 217 9.1
Southwold 9.1 399 10.8
Pearmain Drive 9.1 206 9.1
Lenton Abbey 9.1 466 12.3
Whitemoor 9.1 507 10.1
New Basford 9.0 141 8.2
Wilford/Silverdale 8.9 29 7.4
Bells Lane 8.7 795 12.6
Windmill Lane 8.6 412 10.7
Woodborough Road 8.5 510 8.9
Old Meadows 8.5 269 8.5
St Ann's Valley 8.5 528 9.8
Canning Circus 8.5 123 7.4
Bulwell Hall 8.4 526 11.4
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Table 49 ( cont.) Estate Name | Mean | Number tenancies | Std. Deviation
Old Highbury Vale 8.2 468 10.1
Forest Fields 8.2 91 9.1
Broxtowe 8.2 1285 11.0
Bestwood 8.2 827 10.9
Marmion Road 8.2 255 8.7
Central Bulwell 8.1 941 8.9
Colwick 8.0 302 9.6
Hyson Green 8.0 767 8.3
Top Valley 7.9 1600 8.5
St Ann's Well Road 7.8 1085 8.2
City Centre 7.8 124 9.1
Robin Hood Chase 7.8 586 8.8
Meadows 7.7 1452 8.1
Basford 7.7 397 7.8
Leen Valley 7.7 338 10.5
Willoughby Street 7.6 541 8.6
Snapewood 7.6 571 7.9
Colwick Woods Court 7.5 90 8.3
Sneinton High Rise 7.2 399 9.1
Nobel Road 7.2 405 7.8
Old Basford 7.0 14 8.2
Top Valley South 6.9 96 8.2
Friary Close 6.9 37 6.1
Bobbersmill 6.7 40 5.1
Crabtree Farm 6.6 605 7.2
Cranwell Road 6.5 209 8.5
Victoria Centre 6.4 458 5.8
Radford 6.4 794 6.5
Whimsey Park 6.2 17 4.9
Southchurch Court 6.1 126 6.9
Gorsey Road 5.8 16 7.4
Arboretum 5.7 197 6.5
Marple Square 5.7 372 7.2
Penn Avenue 4.9 48 7.2
Heaton Close 4.2 23 5.8
Kildare/Kingsthorpe 2.8 217 4.5
Woodlands 2.5 374 1.7
Total 9.1 34064 10.9

Source: Full Nottingham City Council stock database - individual tenancy dates

The average duration of tenancy may also reflect factors other than popularity, such
as the age of estates or the age of residents.

The average age of those over retirement age who are travel pass holders can be

seen, but not the overall average age on estates as there is no accessible data
source.
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Map 50: Average age of travel pass holders in City estate geographical areas 2002

source: Nottingham City Council — travel pass database
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The first choice of estate given on applications for housing gives an indication of
popularity.

Map 51: First choices of City Estates by applicants 2002.

source: Nottingham City Council Housing Register
There is some similarity between the estates with the longest average tenancy and

those which are first choices, but not entirely. Some central estates which have short
average tenancy times are also first choices more frequently. These patterns do not
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coincide with incomes, indicating that popularity and staying longer also depend on
other factors.

Figure 52. Maps comparing of length of tenancy and first choice estate 2002

sources: Nottingham City Council — housing management and register databases
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5.5.2 Incomes in Nottingham City estate areas

Map 53: Nottingham City - mean incomes by estate 2000

source: CACI Paycheck 2000
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The CACI Paycheck incomes for 2001 showed a considerable increase over those
for 2000, and some apparent shifts in average estate incomes.

However, while the incomes profile for Council tenants does not appear to be
markedly different in overall shape to the profile for all households, the overall mean
for Council tenants is just under £14,500, and for all households is just over £17,000.
Some city estate GIS boundaries also include non-council tenant households.

Chart 54: Incomes profiles - Nottingham city 2000

Incomes profiles for Council tenants and all households
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The CACI data allows crude estimates of mean incomes and profiles by estate.
However, again it needs to be remembered that some council estate geographical
areas as defined by the estate boundaries include non-council tenants.
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Table 55: Mean income by estate 1999 - ascending mean income order

Estate name

mean income £

Estate name

mean income £

Sneinton High Rise 8,043 Heathfield 13,577
Cinderhill 8,950 Old Highbury Vale 13,716
Southchurch Court 9,000 Strelley 13,745
Top Valley (South) 9,675 Central Bulwell 13,797
Squires Avenue 10,425 Carter Gate 14,250
Crabtree Farm 10,655 Old Meadows 14,387
Southwold 10,807 Bakersfield 14,477
Edwards Lane 11,167 New Basford 14,762
Robin Hood Chase 11,222 Stockhill 14,913
Bestwood 11,248 Friary Close 15,000
Broxtowe 11,280 Caunton Avenue 15,300
Bells Lane 11,523 Cranwell Road 15,456
Woodlands 11,550 Arboretum 15,557
St Ann's Valley 11,854 Basford 15,835
Beechdale 11,905 W hitemoor 16,046
St Mathias Road 11,970 Woodthorpe/Winchester 16,050
Kildare/Kingsthorpe 12,000 Wollaton Park East 16,160
Aspley 12,003 Forest Fields 16,252
Colwick 12,019 Austin Street 16,679
New Highbury Vale 12,156 Marmion Road 17,013
Hyson Green 12,404 Abbey Bridge 17,143
Bilborough 12,420 Carrington 17,338
St Ann's Well Road 12,534 Willoughby Street 17,435
Meadows 12,552 Top Valley 17,650
Woodborough Road 12,584 Snapewood 17,923
Clifton North 12,649 Wollaton Park West 18,643
Nobel Road 12,788 Gorsey Road 18,888
Colwick Woods Court 12,800 Hollydene 18,900
Windmill Lane 12,917 Sherwood 19,267
Bestwood Park 12,947 Lenton Sands 19,300
Leen Valley 13,030 Old Basford 19,800
Clifton South 13,151 Wollaton Vale 19,846
Radford 13,159 Wilford/Silverdale 20,021
Sneinton 13,162 City Centre 21,173
Lenton Abbey 13,238 Mapperley 21,299
Marple Square 13,261 Mapperley Park 25,875
Pearmain Drive 13,325

Ainsley 13,517
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Table 56: Mean income by estate 2001 - ascending mean income order

Estate mean income £ [Estate mean income £
Cinderhill 11,200 Old Highbury Vale 18,100
Crabtree Farm 11,800 Bakersfield 18,300
Pearmain Drive 12,000 Gorsey Road 18,300
St Matthias Road 12,700 Austin Street 18,400
Marple Square 13,000 New Highbury Vale 18,900
Radford 13,100 Hyson Green 19,300
Woodlands 13,100 Meadows 19,529
St Ann's Valley 13,200 Carter Gate 19,600
Windmill Lane 13,300 Snapewood 19,600
Victoria Centre 13,600 Bobbers Mill 19,800
Caunton Avenue 13,800 Holydene 19,900
Sneinton High Rise 13,800 Sneinton 19,900
Nobel Road 13,900 Squires Avenue 20,100
St Ann's Well Road 14,482 Ainsley 20,300
Friary Close 14,600 Leen Valley 20,300
Kildare/Kingsthorpe 14,600 Bestwood Park 20,400
Southwold 14,600 Wollaton Park East 20,700
Edwards Lane 14,800 Beechdale 20,800
Top Valley 14,800 City Centre 20,857
Central Bulwell 14,900 Aspley 21,000
Colwick 15,300 Old Basford 21,600
Broxtowe 15,400 Stockhill 22,600
Clifton North 16,100 Wollaton Park West 22,900
Old Meadows 16,100 Forest Fields 23,300
Southchurch Court 16,200 New Basford 23,400
Top Valley South 16,200 Wollaton Vale 23,400
Woodborough Road 16,700 Sherwood 23,526
Lenton Sands 16,725 Abbey Bridge 23,700
Arboretum 16,800 Wilford/Silverdale 24,100
Bells Lane 16,800 Carrington 25,900
Woodthorpe/

Winchester 16,800 Whitemoor 25,900
Bestwood 17,000 Mapperley Park 26,300
Robin Hood Chase 17,100 Basford 27,900
Strelley 17,200 Marmion Road 28,700
Bilborough 17,300 Heathfield 31,400
Clifton South 17,300 Willoughby Street 32,700
Lenton Abbey 17,400 Mapperley 33,400
Colwick Woods Court 17,500

Cranwell Road 17,500
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553 Public sector disrepair

Disrepair in the public sector is relatively more evenly spread, which may indicate
that condition has less of a role in popularity and duration of tenancy.

Map 57: Public Sector disrepair cases with Environmental Health 2002

source: Environmental Health database
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5.5.4 Nottingham City Council tenant mover households

Council tenants are much more likely to stay in Nottingham City, with almost 80%

remaining in the city compared to 54% of all movers.

Table 58: Local Authority destinations of movers from Council estate areas 2001-2

Local Authority moved to by NCC

Number with forwarding

tenants —top 20 postcode Percentage

Nottingham 2195 77.8%
Gedling 173 6.1%
Broxtowe 110 3.9%
Rushcliffe 48 1.7%
Ashfield 45 1.6%
Erewash 33 1.2%
Newark and Sherwood 17 0.6%
East Lindsey 13 0.5%
Mansfield 12 0.4%
Amber Valley 6 0.2%
Derby 6 0.2%
Leicester 6 0.2%
Birmingham City 5 0.2%
Charnwood 5 0.2%
South Kesteven 5 0.2%
Bolsover 4 0.1%
Doncaster 4 0.1%
East Riding of Yorkshire 4 0.1%
Bassetlaw 3 0.1%

Source (all) - analysis of City Council databases

Map 59: Nottingham City Council tenants: Postcode destinations of mover

households 2001-2
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Most Council tenant movers who do leave the city appear to head northwards and
eastwards.

Map 60: Local authority destinations of movers from Council estate areas 2001-2

source: Nottingham City Council Tax database 2001-2
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For Council tenants who move to areas covered by Council estates. More moves
appear to take place to estates on the edges of the city, in the west, north and south.

Map 61: Council Estate destinations of movers from City Council estates

source: Nottingham City Council Tax database 2001-2

The numbers of movers out and proportions of movers out by estate give different
views due to the differences in total stock on each estate.
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Map 62: Number of movers from City Council estates 2001-2

source: Nottingham City Council Tax database 2001-2

68



Map 63: Turnover on Council areas (Council Tax movers compared to stock) 2001-2

Source: comparison of movers by postcode from Council Tax data and Estate stock
totals . NB . Some Estate areas contain non council stock which will be counted as
movers by Council Tax accounts ending.
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5.5.5 Perceptions of problems on estates

Postcoded data from the ‘Status' Tenant Satisfaction survey carried out in 2000 has
been used to give an indication geographically of areas with particular problems.
Such surveys typically find some relatively minor problems, such as litter or roaming
dogs, that annoy many people a small amount; but other more serious problems,
such as drug dealing or vandalism, that annoy and upset fewer people a great deal.
The localised effects of possibly the most serious problem asked about in the survey
can be clearly seen at the more detailed postcode level.

Map 64: Perceptions of drug dealing problems in The Meadows

5.5.6 Supply from City Council lets

Taking the weighted average of City Council lettings, by using the most recent year
and the average of the previous three years, the total projected lets for 2002/3 is
5,552. The trend is lower than this, at 5,350, but the higher figure has been taken
which gives the lower housing need.

Table 65: Council lettings and estimated future supply
Year 1998 1999 2000 2001 Trend
Total LA lettings 5,558 5,888 5,041 5,609 5,350
Average (1998, 1999, 2000) + 2001 5,552

Source: Nottingham City HIP returns

Rising supply from local authority and housing association lettings may be deceptive,
as although it may initially look like a numerical increase in resources to meet
housing needs, often it can result from rapid turnover or churning in unpopular areas,
and reflects an increase in demand and need rather than a reduction.

The average of the trend and weighted average has been taken as the prospective
supply = (5,350 + 5,552 ) /2 =5,451.
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