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1 INTRODUCTION 

1.01 In May 2004 DTZ Pieda Consulting were commissioned by the South East of England 
Regional Assembly (SEERA) and English Partnerships to provide advice to the South East 
Regional Housing Board (SEHB) on the strategic pattern of housing markets in the region.  
The overarching objective of this assignment is to map the spatial extent of sub-regional 
housing markets across the South East. The evidence-based approach employed will help 
to underpin the development of effective strategies and policies across the South East 
region – a region in which housing issues assume enormous importance and are critical to 
economic, social and environmental well being.  

1.02 The specific objectives of this study are:   

·  To develop a robust methodology for identifying sub-regional housing markets 
across the South East region 

·  To apply the methodology to identify and define the boundaries of sub-regional 
housing markets in the region 

·  To advise the RHB on the groupings of local authorities and other organisations that 
need to work together to undertake detailed housing market assessments in the 
future. 

1.03 Ultimately, the intention of this study is to inform the Regional Housing Board and local 
authorities throughout the region of the way in which housing markets operate and their 
spatial extent. In order to understand the pattern and spatial extent of the sub-regions in the 
South East DTZ have:  

·  Completed extensive analysis of key data in order to identify the number and extent 
of sub-regional housing markets in the South East. 

 
·  Consulted widely with local stakeholders to explore their views of the extent of sub-

regional housing markets and gain local knowledge. This has included the testing of 
an initial hypothesis paper and map of the spatial extent of the sub-regions and the 
use of workshop discussion sessions with stakeholders across the South East.  

 
·  Brought to bear our own expertise to advise on how best to enhance the 

understanding of housing market dynamics within the region. 
 
1.04 The information contained within the report will also be used to inform the development of 

the South East Plan (the Regional Spatial Strategy) and the Regional Housing Strategy. 
The response to the SE Regional Housing Strategy 2006-2009 indicated that the majority 
of stakeholders in the South East now wish to see the move towards defining sub-regions 
take place quickly, as illustrated in figure 1.1 below. This study represents a fundamental 
step to achieving this aim and to the expressed preference to see the delineation of housing 
markets based upon objective sub-regional housing analysis rather than existing 
arrangements and areas experiencing common needs. 
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Figure 1.1: Response to Green Paper  Question of ‘How Quickly Do You Think We 
Should Move Towards Defining Sub-Regions?’  and ‘What Should Housing Markets 
be Based Upon?’  

 
 

1.05 Whilst wishing to take a current perspective on the pattern of sub-regional housing 
markets, DTZ are mindful of the fact that there are a number of established sub-regional 
groupings of Local Authorities in the South East.  Our advice to the Regional Assembly 
and the South East Housing Board takes account of these existing groupings when it comes 
to our recommendations regarding the partnerships that should take forward work on 
Housing Market Assessments, as well as our analysis of the spatial extent of sub-regional 
housing markets. 

1.06 A steering group comprising of Mike Gwilliam (South East England Regional Assembly), 
Eike Muller (Government Office South East), Kathy McTaggart (Government Office 
South East), Kathleen Dunmore (Three Dragons Consulting), Graham Hough (Housing 
Corporation), Simon Pinnegar (ODPM) and Trevor Beattie (English Partnerships) have 
overseen and offered valuable contributions to the development of this study.   

1.07 This component of the report (part A) provides a summary of the key findings of the wider 
study. This summary report is structured as follows:   

·  Section 2 examines the background to sub-regional housing markets, seeking to 
answer questions such as what do we mean by a sub-regional housing market?  Why 
is it important to think about housing markets at a sub-regional level and what is the 
purpose and value of undertaking an Housing Market Assessment (HMA)?   

·  In Section 3 the findings of our analysis of the number and spatial extent of sub-
regional housing markets in the South East are presented in the key maps from the 
study. Issues of overlapping markets and factors such as the influence of London are 
also examined.   

·  Section 4 sets out DTZ’s recommendations to the Regional Housing Board and 
Regional Assembly on sub-regional groupings and priorities.  

1.08 In addition to this summary report (part A), part B and part C have also been prepared, the 
content of which is outlined in the index.  
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2 BACKGROUND ON SUB-REGIONAL HOUSING MARKETS 

2.01 Over recent years there has been an increasing emphasis from central government on the 
requirement to think sub-regionally about the operation of housing markets and, by 
implication, on the need for greater partnership working between Local Authorities to 
tackle housing market imbalances. The publication and the recommendations of the Barker 
report in early 2004 have further added to this focus.  

2.02 It is implicit in the brief for this study that the Regional Housing Board and its partners 
need a better understanding of the way in which sub-regional housing markets operate.  
Yet it is not made explicit why such an understanding is important.  Nor is it necessarily 
clear to all partners what the Housing Board, and the organisations that make up the 
Housing Board will do differently as a consequence of having a better understanding of the 
dynamics of sub-regional housing markets.  It is important to clarify these issues: 

2.03 This section therefore discusses: 

·  What do we mean by a sub-regional housing market? 
 
·  Why is an understanding of housing market dynamics at the sub-regional level 

important? 
 
·  What, then, is the value of undertaking sub-regional Housing Market Assessments 

(HMAs)? 
 

What do we mean by a Sub-Regional Housing Market? 

2.04 It is important to ensure that there is a common understanding of what is meant by the term 
‘ the housing market’ .  Once this is understood it is possible to explain what is meant by the 
sub-regional component of the phrase ‘sub-regional housing market’ . 

2.05 In economic terminology a market is where buyers and sellers come together to exchange 
goods or services at an agreed price.  The price mechanism is the means by which demand 
and supply are brought into balance.  Excess demand will result in prices being bid up.  
Excess supply will mean that prices fall until buyers are found for the surplus goods or 
services. 

2.06 The housing market is a particularly complex market for a variety of reasons: 

·  First, housing is a high value commodity. Purchases by individuals are typically 
financed over a long period of time.  The decision to purchase is therefore of great 
importance to individuals and subject to the influence of the cost of capital – interest 
rates. 

·  Second, housing is both a consumer good and an investment good.  A consumer 
good is one that people buy to derive immediate benefits from – a pleasant place to 
live, a roof over their head.  An investment good is bought to provide a financial 
return. 

·  Third, because housing is built to last, at any point in time only a fraction of the total 
stock of housing is ‘on the market’  – that is, available for sale.  Typically in any year 
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around 10% of the stock of housing may change hands, and new supply (newly built 
homes) comprise only 10% of total sales in any year. 

·  Fourth, the housing market is highly regulated.  The location and volume of new 
development is controlled through the town planning system.  Minimum quality 
standards are set for new building and existing housing.   

·  Finally, because shelter is a basic human requirement, considerable resources are 
provided to ensure that those who cannot afford market housing are adequately 
housed either through direct provision of housing (council or housing association 
homes) or subsidy (Housing Benefit). 

 
2.07 The final dimension which distinguishes the housing market from many product markets is 

that it has a strong spatial dimension.  Location matters.  Thus, while it is possible to talk 
of a national housing market and regional housing markets, in practice most buyers seek to 
move within the same sub-region because they wish to continue to live in that general area 
because of their sense of belonging, their family or broader social relationships, their jobs 
or access to particular services – most notably particular schools.   

2.08 Typically one would expect a sub-regional housing market to comprise an area in which 
some 70% of all household moves are contained, excluding long distance moves which are 
associated with a major lifestyle change – for example a change in the place of work, 
retirement to a different part of the country, or a decision to share accommodation with a 
partner who is located in a different part of the country.  This area is likely to cover an area 
that falls at least partly in the administrative area of a number of local authorities.   

2.09 There are a number of other ways to think about the likely extent of sub-regional housing 
markets.  The area of the sub-regional housing market area will map onto the area of search 
considered by the majority of households – not ignoring the fact that many people will 
confine their search to a much more localised area, or have limited choice to move further 
a field.  However the fact that certain socio-economic groups may have more limited 
choices is a characteristic of the housing market, not something that impinges on the 
boundaries of the sub-regional housing market.   

2.10 One would also expect a close relationship between the boundaries of sub-regional housing 
markets and sub-regional labour markets – generally referred to as Travel to Work Areas 
(TTWA).  TTWAs delineate the areas within which at least 70% of the workforce in 
employment live and work.  Across the South East around 65% of all households contain 
people who are in work, and unless these people are taking up a job in another location 
outside an acceptable journey time, they are likely to look for somewhere to live within the 
same travel to work area if they move home. 

2.11 Below the sub-regional level there are local housing markets.  For example smaller towns 
have their own housing market characteristics, as will particular parts of larger towns and 
cities.  Such areas can achieve a high level of self containment – because many household 
moves are of relatively short distance.  Rural areas also have their own market 
characteristics though many rural areas are functionally part of sub-regional housing 
markets based on large centres of employment – cities or towns. 
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Why is an understanding of housing market dynamics at the sub-regional level 
impor tant? 
 

2.12 In brief, understanding how housing markets operate is essential to the development of 
housing and planning strategy.  In particular housing and planning strategy needs to 
recognise a number of features of the way that housing markets operate: 

·  First, the operation of different housing markets (the owner occupied market, the 
private rented market and social housing sector) is intimately related with the 
dynamism, or lack of it, of local economies.  It is also influenced by available 
transport infrastructure.  Long distance migration can have an important influence on 
housing markets, and is the outcome of a complex mix of factors.  Anticipating 
change – which is fundamental to good strategic planning – depends on 
understanding the key drivers of change, so that the effect of different interventions 
can be reliably foreseen.  

 
·  Second, sub-regional housing markets will display different characteristics.  This is 

the natural outworking of different historic inheritance in terms of the stock of 
housing, the characteristics of the local population, the economic structure of the 
sub-region, its appeal to in-migrants etc.  Different sub-regions will therefore have 
different problems and opportunities.  Strategy needs to reflect these differences – 
and these differences should inform resource allocation decisions.  

 
·  Third, housing markets do not respect administrative boundaries.  Sub-regional 

housing markets can be expected to cross administrative boundaries.  So by 
implication the development of strategy for any sub-region will imply a need for 
joint working between housing and planning authorities.  Joint working is required 
to deliver an effective strategic response, but it can also bring benefits in terms of 
sharing of good practice, and hence increasing effectiveness and cost efficiency.   

 
2.13 It also important for all those responsible for housing and planning strategy to understand 

the inter-relationship between the demand and supply of ‘market’  housing – housing 
bought or rented at prevailing open market prices or rents – and sub-market housing.  
There are a number of ways in which what happens in the owner occupied sector, which is 
the dominant tenure in sub-regional housing markets in the South East, has an impact on 
the private rented sector and the social rented sector. It is important in developing strategy 
that these inter-tenure relationships are thoroughly understood. 

Responsibilities for  Housing Provision  
 
2.14 Under Public Service Agreement (PSA) 5 ODPM is required to achieve a better balance 

between housing availability and demand for (affordable) housing in all English regions 
while protecting valuable countryside around our towns, cities and in the greenbelt, and the 
sustainability of existing towns and cities (the latest comprehensive spending review adds 
emphasis to PSA5 on affordability).  Specific measures to deliver PSA5 are set out in 
Service Delivery Agreements.   

2.15 The Barker review concluded that the operation of the housing market is of considerable 
importance to efficient operation of the national economy, and macro-economic 
management of the economy.  Barker concluded that the current shortfall in housing 
provision is having major economic consequences.  The Barker review also concluded that 
the current method for assessing housing need is not adequate.  The Government is 
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currently consulting on merging regional housing and planning boards following the 
Barker review, with the view for a revised structure to be in place by August 2005. 

2.16 Responsibility for housing and planning strategy exists at two levels within Regions, and as 
a consequence both need an appreciation of the characteristics and drivers of sub-regional 
housing markets. 

·  At the regional level, Regional Housing Boards are responsible for developing the 
Regional Housing Strategy.  A key emphasis in Regional Housing Strategies is to 
promote the development of sustainable communities in line with the government’s 
Policy Statement ‘Sustainable Communities – Building for the Future’ .  Regional 
Assemblies are responsible for developing the new Regional Spatial Strategies that 
will in time replace Regional Planning Guidance. 

 
·  At the local level, Unitary and District Authorities are responsible for preparing 

Local Housing Strategies for their own administrative area.  These strategies are 
intended to address housing issues across all tenures.   County Councils have 
hitherto been responsible for preparation of Structure Plans, Unitary Authorities for 
Unitary Development Plans and Districts for Local Plans.  Under the new 
arrangements introduced by the Planning Act Unitary and District authorities will 
prepare Local Development Frameworks. 

 
What is the purpose and value of undertaking sub-regional Housing Market 
Assessments? 
 

2.17 Considerable resources will be required if Housing Market Assessments are to be 
undertaken for each of the sub-regional housing markets in the South East.  What then are 
the potential benefits of preparing and conducting HMAs?  The Housing Market 
Assessment Manual sets out in broad terms the benefits of undertaking an HMA.   In 
summary the benefits of preparing HMAs can be seen to fall into four categories.  

·  Sub-Regional Planning 
·  Promotion of Best Practice and Joint Working 
·  Resource Allocation 
·  Housing Needs  
 

2.18 These benefits can be secured by both regional partners and through local partners working 
together.  The purpose and emphasis of an HMA may differ however depending on 
whether the HMA is being led by a regional body or a local partnership. We bring out this 
difference in emphasis between top down and bottom up HMAs in our comments below. 

Sub-Regional Planning 
 

2.19 The Regional Housing Body and Local Authorities have a responsibility to deliver 
‘Balanced Housing Markets’ .  To do this it is imperative to understand the overall balance 
between demand for and supply of housing at the sub-regional level, and the implication 
this has for affordability.  Where there is perceived to be imbalance, there is a requirement 
for intervention, either to increase supply or, rather less likely to be feasible, to curb 
demand.  The Barker Review has in particular highlighted the requirement for an increase 
in supply if long run average real house price increases are to be moderated. 

2.20 Issues regarding increasing the supply of market or affordable housing inevitably raises 
issues in terms of sub-regional strategic planning.  Key issues are how much new housing 
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is required and where is it to be located?  In answering such questions it is critical to 
understand the relationship between economic development and housing demand. Equally 
it is critical to understand the spatial pattern of demand for labour and housing that results 
from travel to work patterns.  Travel to work patterns in turn are dependent, in part, of the 
capacity of existing transport infrastructure.    

2.21 These issues will be picked up in the Regional Spatial Strategy, which will need to link 
back into the Regional Economic and the Regional Housing Strategies.  All of these 
strategies, DTZ would suggest, need a sub-regional dimension.  There is a great variety in 
the dynamics of the sub-regions of the South East, and this will imply that different 
interventions are appropriate.  This becomes even greater when the basic framework of 
homes, jobs and transport are overlaid by consideration of environmental issues, and the 
requirement to build sustainable communities.   

2.22 Housing Market Assessments can be used as a key tool to inform the Regional Spatial 
Planning process at the sub-regional level. It can provide baseline data on the housing 
market; identify the key demographic and economic drivers; and provide a basis for 
thinking about future requirements, primarily in terms of housing; though it should 
highlight the implications of different economic, transport and social futures for housing 
provision.   The HMA process can help local authorities and their partners to understand 
the effect of planning decisions on housing markets.  Put more generally it is a key tool for 
aligning future policy to ensure the policy objective of balanced housing markets is 
achieved. 

2.23 The value of HMAs in the sub-regional planning process can be realised whether the 
process is led by a sub-regional partnership of local players, or initiated and led by a 
regional body, probably with local participation.   

Promotion of Best Practice and Joint Working 
 

2.24 There is growing recognition amongst local authorities of the need for joint working on 
housing issues precisely because housing markets cross administrative boundaries.   HMAs 
can be used as a tool to promote a shared understanding of a sub-regional housing market 
by a number of authorities.  This in turn can potentially provide the basis for closer 
alignment of both housing and planning policies and lead into joint working. 

2.25 There are a number of potential benefits to be realised by joint working: 

·  At the most basic level, joint working can help the process of sharing information 
and best practice.  Authorities learn from each other, but still have separate decision 
making processes. 

·  Local partners may also band together around issues of common concern to make 
representations to decision makers and those who control resources – the benefit of 
strength in numbers and speaking with one voice. 

·  Authorities may also seek to deliberately align their policies on particular topics.  
This may be to strengthen their negotiating positions, or with the aim of stimulating 
investment by making decision making processes more transparent.  In some areas 
for example authorities are looking at the scope to adopt similar Section 106 
agreements. 

·  Local partners may decide to work together to secure economies of scale in terms of 
either procurement or administration.  At present the most evident forms of 



Identifying the Local Housing Markets 
Of South East England 

October 2004 
 

9 

collaboration are housing partnership arrangements between particular groups of 
local authorities and housing associations. 

·  At the highest level of joint working, authorities may decide to pool resources into 
some form of jointly controlled organisation to achieve certain objectives.  In other 
parts of the country this has often taken the form of certain joint development 
vehicles.  

 
2.26 The preparation of Housing Market Assessments can contribute to the development of joint 

working at all these levels.   

·  HMAs can provide the basis for a common understanding of housing and planning 
issues between adjacent authorities. 

·  HMAs can provide a common basis for making representations to regional or 
national government for changes in policy or for resources. 

·  HMAs can, if so directed, identify where there would be benefits in developing 
common policies and joint working of various different forms.  

 
Informing Resource Allocation Decisions  
 

2.27 It has also been suggested that Housing Market Assessments could be used to build up the 
evidence base for resource allocation decisions.  It is clear that in general HMAs would 
help decision makers to understand the differences between different sub-regions, and the 
key issues in those regions.  Informed decision making is clearly better than decision 
making made in the dark.   

2.28 However there have been some suggestions that HMAs might in some way be used as a 
key source of information to allow resource allocation to be made on the basis of statistical 
analysis using information from HMAs or at least using information from HMAs to 
supplement currently available statistics available for each authority in England.  DTZ very 
much doubt this is realistic.   

2.29 The main reasons for this assessment is that, if data is to be used as the primary means to 
allocate significant resources – a formulaic process of resource allocation – then robust 
data has to be produced for all areas on an entirely consistent basis and should be updated 
at regular intervals.  This could be achieved through the HMA process, but it would require 
centralised prescription of the data to be collected, the format for its analysis, and it would 
have to be updated regularly, probably annually.   

2.30 In essence the HMA would be a requirement on local authorities for a new statistical 
return.  This is not the purpose for which HMAs were devised.  HMAs were conceived as a 
flexible tool that regional and local partners could use to help inform strategic decision 
making.  It would undermine the use of HMAs to inform sub-regional strategic planning 
and promoting best practice and joint working.  Local authorities would see little benefit 
from preparing an HMA and might well look to the regional bodies that wanted such 
information to fund the HMA process. 

2.31 In the current climate there also seems little need for a tool to allow the formulaic 
allocation of resources.  Regional Housing Boards are already required, in drawing up their 
recommendations for Funding Settlements in 2004/05 and 2005/06, to allocate a formula-
based minimum share of resources to each authority, with the South East Regional Housing 
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Board recommending to Ministers that in order to provide consistency to local authorities, 
each would receive a 100% formula based allocations. 

Housing Needs 
 

2.32 The HMA will help to facilitate the shift for Local Authorities from acting principally as 
landlords meeting local housing need, to become strategic enablers responsive to demand 
for the whole community. The HMA will therefore act as the sub-regional context for a 
wide range of documents, including Housing Needs Assessments and Neighbourhood 
Renewal Assessments.  

2.33 The Local Housing Needs Assessment (HNA) Guidance is currently under revision and it 
is planned to integrate the new HNA and the HMA into a single framework. Thus the new 
process of Housing Needs Assessment will share much of the HMA©s framework in terms 
of the strategic approach taken, the stakeholders involved in the process, the data collected 
and analysis taken, and the spatial remit to be covered.  

2.34 The new framework should therefore help to guide the allocation of resources to address 
housing needs and inform key housing needs decisions, such as the appropriate mix of 
affordable housing – that is the balance between provision of social rented homes, 
compared to various forms of low cost home ownership, key worker housing or even 
private rented accommodation.  Further information on the relationship between HMAs 
and HNAs is contained in Part B.   
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3 HOUSING MARKETS IN THE SOUTH EAST AND KEY MAPS  

3.01 The analysis undertaken by DTZ, combined with the feedback gained through 
consultations, indicates that the South East can be divided into a total of 21 sub-regional 
housing markets (see Figure 3.2).  

3.02 The HMA Guidance indicates that HMAs should, where they are to be conducted, be 
undertaken for identifiable sub-regional housing markets.  The implication of this would be 
that potentially there is a requirement of 21 HMAs in the South East, given that there are 
21 identifiable sub-regional housing markets.  However, a number of the housing markets 
identified in the region are quite small.  In some areas there are also significant overlaps 
between housing markets.   Where such overlaps exist it may well make sense to look at 
the areas at the same time, because there is a relatively large area which is subject to the 
influence of two markets.   

3.03 Consequently, DTZ believes that there are a number of cases where it would be sensible, if 
an HMA is to be undertaken, for this to cover a number of markets. The sub-regions that 
DTZ propose could work together on future HMAs are: 

·  Hastings & Rother (19), Eastbourne (16) and High Weald (15)  

·  Ashford (20) and Canterbury & East Kent (21) 

·  Maidstone (18) and West Kent (14) 

3.04 DTZ also believe further consultation and analysis is required before a decision is made of 
how best to undertake a HMA for the Blackwater Valley. The Blackwater Valley area is 
unique within the South East. The area does not operate fully as a defined sub-regional 
housing market, having links with the Guildford-Woking market, the Reading-M4 market, 
and the North Hampshire market. It is also an area of significant sub-regional overlap that 
is urban in nature, as opposed to the other areas of market overlap in the region that are 
predominantly rural in nature.   

3.05 DTZ recommend, therefore, that the area is either split between the sub-regions to which it 
has connectivity, allied as a whole to the HMA of one of these encompassing sub-regions, 
or that an HMA is undertaken for the Blackwater Valley (involving a core of 4 authorities) 
while acknowledging and examining the influences of the surrounding area (this option 
would probably be the preference of the core authorities). The issues surrounding the 
Blackwater Valley are discussed in greater detail in section 2 of part B.  
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Figure 3.1: Study Area Map of Distr icts 
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Figure 3.2: The Proposed South East Sub-Regional Housing Markets 
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Figure 3.3: Proposed Sub-Regional Housing Market with Shaded Over laps 
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Character istics of Sub-Regional Housing Markets in South East England 

      Relationship with Employment Nodes 

3.06 Most of the 21 sub-regional housing markets in the South East are centred upon key 
employment ‘nodes’ .   The South East has a number of centres of employment, which act 
as anchors for the sub-regional housing markets. However the major employment 
concentrations in the region are dispersed relatively widely and (largely) have notable 
geographical separation. This is particularly evident in Sussex, Kent and Oxfordshire, as 
illustrated in Figure 3.4. 

Figure 3.4: Large Scale Employment Concentrations (>60k) in the South East 

 

The Influence of London 

3.07 Another key feature of the South East region is the relationship with London which exerts 
a considerable influence over the whole of the South East.  There are a number of key 
dimensions to this relationship: 

·  Edge City – the relationship of London and the Inner South East core 

·  The impact of long distance commuting 

·  Household movements out of London 

3.08 First there are major employment concentrations positioned within the southern fringes of 
London, which exert a considerable sphere of influence on the areas of the South East 
adjacent to them.  In such areas one can see housing markets operating in a similar fashion 
to self contained cities, with both an urban core and a rural hinterland.  Only in this case, 
there is an edge city, comprising a string of major employment centres and a rural 
hinterland. 
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3.09 Second, London exerts it influence on housing markets throughout the South East through 
the impact of commuting patterns into London – or perhaps conversely the decision of 
those that work in central or outer London to live outside the bounds of London. Long 
distance commuting from many areas of the South East into London, and particularly 
central London is common, with districts positioned as far away as the outer regional 
boundary (such as Brighton and Hove) having a considerable proportion of their 
workforces accessing employment in the capital. On average 10.8% of the resident 
workforce of each district in the South East is employed in London. Commuting flows 
from each of the South East districts into London in absolute and proportional terms are 
presented in Annex A.   

3.10 With the importance of rail commuting to central London employment, areas close to 
stations with good services into London can experience a distinct commuter effect, 
increasing demand in specific locations and hence prices.   In turn this can have the effect 
of displacing households who are not part of the London labour market to parts of the sub-
region which are not rail-connected.  In many areas one can therefore see an influx of 
households to local markets close to good commuter stations, that push local residents out 
to more affordable locations further from those stations. 

Household Movements out of London 

3.11 London is also the largest source of in-migrants to the South East region.  Figure 3.5 
illustrates that in 2003, 96,000 people entered the South East to live from London, 
compared to 49,000 people leaving the South East to live in London. Overall, therefore, net 
inward migration from London to the South East is around 50,000 people per annum, 
according to latest estimates. 

Figure 3.5: NHSCR Inter-Regional Migration Into and Out of the South East 2003 

 

3.12 We have not analysed the pattern of migration as part of this study, but there is a well 
documented process that London experiences in-migration of young people as students, 
young single people and childless couples (as well as significant levels of international in-
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migration). As these people get older and start to purchase property or consider starting 
families they often move to more suburban areas, such as those found in the South East.  

3.13 These in-migrants may continue to work in London – so the pattern of in-migration is 
linked to the observed pattern of commuting into London, though there will also be those 
who move into the South East from London who also change their place of work.  Those 
moving into the region from London will tend to have greater financial resources due to 
higher salaries obtained in the capital and possibly greater housing equity has an impact on 
sub-regional markets in the South East.  

3.14 The implications of such in-migration can reinforce the displacement effect noted above, 
whereby first time buyers or other ‘ local’  purchasers who have no links current or past with 
the London market are displaced from those parts of sub-regions or local markets that are 
particularly accessible to London.  The implication is that housing market developments in 
London can be observed to ripple out to the South East, and there is a process where by 
increasing house prices in particular hot spots ripple out to adjacent areas. 

3.15 This process of displacement is a significant factor in explaining the degree of overlap in 
housing markets in the South East region, with displaced households moving into outlying 
areas of a sub-regions whilst continuing to access the employment opportunities and 
services at the core of the sub-region. This phenomenon is particularly evident in areas 
such as Brighton, which experiences considerable pressure on its housing market from 
those wishing to relocate from London.  

Labour Market Integration in the South East 

3.16 Another factor that results in there being considerable overlap between housing markets in 
the South East of England is the complexity of travel to work patterns in the region, and 
the willingness of people to travel long distance to work – something that is enabled by the 
dense network of high capacity transport routes.   

3.17 Long distance commuting is a common part of everyday life for many in the South East, 
with the result that travel to work distances in the region are the highest in the country. 
Figure 3.6 shows that the South East has the highest percentage of population travelling 
more than 60 kms to access employment of any region in England.  

Figure 3.6: Propor tion of Resident Population Travelling More Than 60kms to 
Workplace Destination 
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3.18 The influence of travel to work patterns on housing markets means that the bounds of 
housing markets are in part associated with key transport routes, and new infrastructure has 
the potential to reshape housing markets.  The density of settlement and of infrastructure 
are both factors that serves to explain the many overlaps between housing markets in the 
South East of England. These overlaps are greatest in the areas most heavily dependent 
upon London for employment.  

A Picture of Complexity 

3.19 The relationship with London, the presence of many different employment centres, the 
dense pattern of settlement and of infrastructure and hence the complexity of travel to work 
and household movements mean that the structure of housing markets in the South East is 
complex.  There are many overlaps between the boundaries of sub-regional housing 
markets, and there are mechanisms by which market influences are quickly transmitted 
across the whole region.  The closer one gets to London the more complex the picture and 
the less easy it is to define sensible boundaries for sub-regional housing markets. 
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4 RECOMMENDATIONS TO THE SOUTH EAST REGIONAL 
HOUSING BOARD AND THE SOUTH EAST ENGLAND REGIONAL 
ASSEMBLY  

4.01 We have made recommendations throughout the course of this report.  This section brings 
together the various recommendations that we have made, splitting them out into 
recommendations for the SEHB and Regional Assembly and for HMA partnerships, and 
identifies issues for further consideration.   

Recommendations for  the South East Housing Board and South East England 
Regional Assembly 

 
4.02 We have identified three broad purposes that HMAs can fulfil.  We recommend that the 

SEHB endorse our conclusion that the primary purposes of HMAs in the South East will be 
to contribute to the process of sub-regional planning and encouraging joint working on 
housing and planning issues at the sub-regional level. DTZ would emphasis the importance 
of developing a clear brief for an HMA and to speculate about what the desired outcomes 
of the HMA might be. The key to getting what you want out of the HMA process is to 
know what you want out of the process at the start. 

4.03 We identify that HMAs can play a role in the resource allocation but recommend that in the 
South East the HMA process should be used to inform allocation decisions by providing a 
consistent set of information for each sub-region.  There should be no attempt to develop a 
new formulaic allocation system based on data from the HMA process. 

4.04 The report has identified the different sub-regional housing markets in the South East.  We 
recommend that the SEHB and Regional Assembly endorse these findings and start to 
reflect this analysis in the Regional Housing Strategy.  The Regional Assembly should 
consider how the structure of sub-regional housing markets should inform the Regional 
Spatial Strategy. 

4.05 In general we recommend that a HMA be undertaken for a single identified housing 
market, but in three cases we have recommended that an HMA be undertaken for 2 or more 
housing markets. We recommend that further consultation be undertaken to determine the 
most appropriate way in which to take forward an HMA for the Blackwater Valley.  Part B 
of the study outlines potential options. 

4.06 We recommend that the SEHB promote the completion of HMAs for each sub-regional 
housing market in the region, over a period of the next 3 years.  If our recommendations 
are endorsed this would imply undertaking 16 HMAs in the South East, which would 
imply aiming to complete around 5 HMAs each year. 

4.07 HMAs should be undertaken initially either in those sub-regions where the SEHB identify 
there are particularly difficult and pressing housing and planning issues that could be 
addressed through the HMA process; or in those sub-regions where an effective sub-
regional partnership is in place that wishes to proceed with an HMA. 

4.08 There is an immediate issue about the relationship of HMAs in the areas where the 
Regional Assembly is developing sub-regional policies for the South East Plan.  There are 
more HMAs than proposed Plan sub-regions.  The broad patterns of HMAs however relate 
reasonably well to the proposed sub-regions.  The inter-relationship is already being 
considered by the Assembly, to ensure that housing issues are given full consideration as 
part of the spatial planning process and reflected in consultation on the draft Plan. 

4.09 To complete a programme of HMAs for all the sub-regional housing markets in the South 
East over a period of 3 years, the SEHB will need to promote the development of effective 
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HMA partnerships.  The key requirements are to ensure greater joint working of housing, 
planning and economic development staff in local authorities, and the engagement of 
private sector interests.  

4.10 We recommend that the SEHB and Regional Assembly maintain oversight of the HMA 
process throughout the region and is an active partner in all HMAs.  This implies helping 
to develop the brief for HMAs (which is required whether or not external contractors are to 
be used or not) and participating in steering arrangements for studies. 

4.11 The conduct of HMAs must however ensure the full engagement of partners from within 
the sub-region to ensure that the findings are translated into local housing strategies and 
opportunities for joint working.  There must be scope therefore for the brief for HMAs to 
reflect the particular issues and priorities of the sub-regional partners.   

4.12 We recommend that the SEHB support the HMA process as well as meeting its own 
requirement for consistent sub-regional housing profiles by preparing a ‘Housing in the 
South East’  report.  This would contain a comprehensive analysis of those housing data 
sets available on a consistent basis across the whole of the South East and would build 
upon the current study, ‘Developing the Evidence Base to Inform the South East Regional 
Housing Strategy’  being undertaken for the Regional Assembly. This document would be a 
core source of information for HMAs. 

4.13 The document should be supported by data at the individual authority level made available 
in a series of easily accessible spreadsheets. This would, for example, allow analysis of the 
differences between different parts of sub-regions.  The spreadsheets should indicate where 
ward level data is available so that local area analysis can be readily undertaken if required. 
The potential sources of information for this document are focussed upon in Part B.   

4.14 We recommend that SEHB encourage local authorities to work together in commissioning 
new Housing Needs Studies, and ensure that newly commissioned studies will permit 
analysis for sub-regional housing markets.  New HNAs should yield information on the 
scope for intermediate housing products.  All survey data should be geo-coded. 

4.15 SEHB should also take an active role in promoting quality and consistency across the 
region in the conduct of HNAs.  There is much to be gained in increasing standardisation 
of core questions, survey methods and the format of analysis in allowing comparison 
between local authority areas and sub-regions.  The revised guidance on HNA that ODPM 
is currently preparing will assist the SEHB in this role. 

Recommendations for  HMA Par tnerships 
 

4.16 We recommend that the authorities in each of the sub-regional housing markets should 
come together to agree upon a timetable and process by which they will take forward the 
completion of an HMA for their area within the next 3 years.  Key issues to be addressed 
are the composition of the HMA partnership and the timeframe in which the sub-region 
wishes to undertake and HMA.  

4.17 At the sub-regional level, the local authority partners will probably wish to identify a lead 
authority.  The local partners will need to identify its core and partner members.  Guidance 
on this process is contained in the HMA Manual published by ODPM, and should also be 
available from SEHB.     

4.18 This report provides guidance (see part B) on the process of developing the brief for an 
HMA.  This is a key part of securing a worthwhile outcome from the HMA process and 
should not be rushed.  More detailed information on the HMA process itself is contained in 
the HMA Manual.   
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4.19 Some local authorities, such as East Hampshire and Chichester, might potentially need to 
be involved in more than one HMA because they are on the edge of a number of sub-
regional housing markets.  We recommend that these authorities participate in one HMA, 
but that part of the brief for that HMA is to examine the overlap with adjacent housing 
markets and the implication of this for strategy in the overlap areas.  

 


