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Nottingham City Council Housing Needs Assessment  2005/6 
Executive Summary 

 
Nottingham City is at the centre of the wider Nottingham conurbation housing market, 
which contains a wide variety of housing.  Prices have risen substantially since the last 
needs assessment in 2002, with increasing numbers of households higher up the income 
scale now unable to afford entry level housing. Entry level prices in the city are now in 
the region of £82,000. The pattern of prices varies across the city and suburbs.  
 
Figure 1. – Wider Nottingham conurbation – residential sale prices 

 
 
Figure 2. -  Nottingham City - residential price 2005   
Property type Mean Number of sales Std. Deviation 
detached  £     210,954  516 106689.0 
flat  £     136,050  726 57063.7 
semi - detached  £     116,504  1430 51671.1 
terraced  £      95,421  1591 37373.1 
Total  £     123,397  4263 67890.5 
 
This variation in prices makes most sense when seen as series of housing submarkets, 
based on price patterns, urban structure, and perception based on local knowledge. 
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Figure 3.  Nottingham average house price by housing submarket 

 
 
Price changes have varied across the city over the past few years, and some submarkets 
have seen prices peak and decline; in particular higher priced central submarkets.  Two 
examples are shown below, and a spreadsheet model is at :- 
www.blinehousing.info/Nottingham/Nottingham_City_change_in_submarket_ prices01-05.xls . 
 
This suggests that submarkets with lower prices are catching up with other areas as the 
prices in more popular areas move out of many households’ reach. 
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Figure 4.  Price changes in Lace Market and City Centre submarket 

Submarket price trend 2001-2005
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Figure 5.  Price changes in Bestwood Estate submarket 

 

Submarket price trend 2001-2005
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New completions help meet overall demand, and reduce the shortfall in supply which 
leads to increased prices, so causing more need.  New completions in the city have 
averaged some 1,125 a year for the past 3 years. Many of these have been around the 
central areas 
 
Figure 6. Completions by property type 

 
 
Figure 7. Completions by property type 2001-2005 

Nottingham City - completions by type 2002-5
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The city continues to gain younger households and lose older ones with children. 
 
Figure  8. Net inflows and outflows to Nottingham City 2003-4 
 Age band 0-15 16-24 25-44 45-64 65+ All ages  
Inflow to Nottingham 1600  10800 5200 1000 300 19000 
  0-15 16-24 25-44 45-64 65+ All ages  
Outflow from Nottingham 2800  8400 7600 1700 900 21400 
              
Net gain   (loss) -1200 2400 -2400 -700 -600 -2400 
Source: NHSCR 2003-4 
 
However more people appear to be remaining in Nottingham City when they move, and 
fewer going to the suburban council areas, according to analysis of Council Tax accounts 
ending during the period concerned. 
 
Figure  9.  Moves within and from Nottingham City 2001/2 and 2004/5 
  2004/5 2001/2 
Forward postcode within Nottingham city 69% 66% 
Forward postcode out of Nottingham 31% 34% 
Forward postcode to Broxtowe, Rushcliffe, Gedling, Ashfield 11% 17% 
Forward postcode to City & suburbs 78% 78% 
 
Need for affordable housing arises across the city, but more concentrated in certain areas.   
 
Figure 10.  Housing need arising - pattern by postcode 2005 
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Needs have each been estimated using a variety of sources.  
 
Residual backlog need – movers unable to afford entry level  7,600 
Newly arising need – emerging households unable to afford  1,600 
Homelessness and emergency need not accounted for     120    
    Total need    9,320 
 
This can then be compared to the supply of affordable housing from various sources. 
 
Nottingham City Council lets     - 3,900 
Housing Association lets     - 1,000 
Housing Association low cost and shared ownership sales -    100 
Private rented lets supported by housing benefit  - 1,225 
 

Total ‘affordable’ supply     6,225 
 
The need for additional affordable housing to meet the estimated need would therefore be 
3,095 for a single year.  Over a policy period of 5 years this gives an additional need for 
affordable housing of 619 a year – equivalent to some 55% of the average annual total of 
completions over the past three years.   
 
On balance, an affordable housing requirement averaging 30-40% of new completions 
appears most appropriate in Nottingham City, but analysis for this project suggests that 
this should also be variable according to the type and location of new provision or 
conversion.  Schemes which cover a range of market demand and need, and so improve 
overall housing market balance, may intrinsically meet many affordable housing and 
balanced market objectives.  Highly priced schemes which increase polarisation may 
need to carry more than this average. 
 
The study used a variety of secondary and extracted data sources, including:- 
 

·  ‘mining’ a number of Nottingham City Council’s operational databases for 
anonymised data  

·  Council Tax data on accounts ending and empty properties 
·  Housing benefit data on claims 
·  Planning data on completions 
·  Data on lettings and voids from the property management system 
·  Homelessness data from the P1E returns 
·  Housing Strategy Statistical Appendix (HSSA) return to ODPM 

·  CORE (COntinuous REcording) of housing association lettings and sales 
·  Land Registry residential sales data at postcode or full address level 
·  governmental and academic data sources - increasingly available on the World 

Wide Web,  
·  CACI Paycheck incomes data  
·  Census 2001 data available at Output Area level – each covering about 120 

addresses and forming the building blocks of the Census. 


