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1. Introduction

David Cumberland Housing Regeneration Ltd (DCHR) in partnership with Nathaniel
Lichfield and Partners (NLP) were commissioned during 2004 to undertake a Tees
Valley Housing Market Assessment (HMA) on behalf of Tees Valley Living.

There are four principal themes being investigated in the market assessment:

e |dentification of housing markets across Tees Valley, their drivers, how they
interrelate, future opportunities and threats.

e |dentification of scale, location and reasons for low demand, what can be
done and what happens if left unchecked.

¢ I|dentification of household aspirations across all socio-economic groups and
the extent to which these are being met within Tees Valley.

e Consideration of the strategic implications of research findings.

Fundamental to the review of housing markets is an understanding of the
geographical pattern of housing markets and of the processes driving markets with a
thorough review of key drivers. This understanding has been informed by a range of
data and information sources which have included:

A survey of household aspirations;

Tees Valley Joint Strategy Unit Nieghbourhood Vitality and Viability Index;
ACORN (A Classification of Residential Neighbourhoods) data;

2001 Census material, including origin destination migration data;

House Price, CORE lettings data, HIP/HSSA returns;

Interviews with LAs, RSLs and other stakeholders including House Builders
and Developers and Estate Agents; and

e Focus group discussions.

Tees Valley Context

Tees Valley is located in the North East of England and comprises the unitary
authorities of Darlington, Hartlepool, Middlesbrough, Redcar and Cleveland and
Stockton-on-Tees. The influence of Tees Valley goes beyond its functional
administrative boundaries and is identified as a ‘City Region’ in the Northern Way
Growth Strategy. The spatial extent of the Tees Valley housing market extends into
North Yorkshire (particularly Hambleton district) and County Durham (particularly
Sedgefield district).



Economic context

e Tees Valley reflects the North East profile of industrial activity, although there
are considerable variations in activity by district.

e With the exception of Darlington, unemployment rates are higher than the
regional and national average.

e Average weekly earnings across Tees Valley reflect the regional average,
although this is distorted by the higher incomes of residents in Stockton;
elsewhere in Tees Valley incomes are lower than the regional average.

e Tees Valley is identified as one of the major areas of population and industry
which will provide the backbone of growth to the North East’s economy.

Demographic context

Population in Tees Valley is expected to decline and age. Latest population
projections (2003-based) suggest a 2.4% decline across Tees Valley (higher in
Middlesbrough and Redcar and Cleveland), with increases in Darlington and
Stockton.

The ethnic profile of Tees Valley broadly mirrors that of the North East although the
proportion of Asian/Asian British (particularly Pakistani) is slightly higher. The highest
proportion of non-white ethnic groups are located in Middlesbrough (6.3%) and are
particularly likely to live in vulnerable neighbourhoods.

2. Sub-regional housing market characteristics

The ODPM HMA Guidance comments that the housing market, local economy and
population are intricately linked. These factors influence the extent to which people
are able to form households, the ability of existing households to achieve their
aspirations and the longer-term sustainability of communities. Key attributes of Tees
Valley’s dwelling stock and markets are now summarised.

Dwelling stock and house prices

e Similar to England with a slightly higher proportion of social rented stock
(23.4% vs 19.3% nationally);

e Levels of owner occupation are lowest in the most vulnerable areas of Tees
Valley. Vulnerable areas also have the highest proportion of private and social
rented stock in Tees Valley;

e Tees Valley has a slightly lower proportion of detached properties and flats,
and a higher proportion of terraced and semi-detached properties than



national stock. In vulnerable areas the proportion of terraced stock exceeds
50%;

e The highest proportions of vacant stock are vulnerable neighbourhoods. More
generally, the proportion of vacants across Tees Valley is higher than the
regional and national averages and particularly pronounced in Middlesbrough;

e Over the period 1998-2003, the proportion of private sector stock has
increased from 73.8% to 76.8% and social rented stock has declined from
26% to 23%;

e Over the past 5 years, house prices in the North have more than doubled.
Within Tees Valley (Table ES1) price increases at district level have reflected
regional trends in Darlington, Redcar and Cleveland and Stockton;

e Price rises in Middlesbrough and in particular Hartlepool have not been as
strong as regional increases and the disparity between prices relative to
regional prices is increasing;

e House price rises have implications for affordable housing and the relative
need for affordable housing is strongest in Stockton, Darlington and Redcar
and Cleveland.

Table ES1 House price change in Tees Valley 1999-2004

Average Price All Types (E) | Comparison with Regional
Prices
100=Regional Average

District Q199 Q304| %change =~ Q199 Q304
Darlington 57566 | 124360 116.0 101.0 100.6
Hartlepool 53120 | 84244 58.6 93.2 68.2
Middlesbrough 48665 | 93789 92.7 85.4 75.9
Redcar and Cleveland | 48931 | 105295 115.2 85.9 85.2
Stockton on Tees 58330 | 128271 119.9 102.4 103.8
North 56980 | 123605 116.9 100 100

Housing Market Areas

According to ODPM HMA guidance, housing markets are defined as geographical
areas which contain both the origin and destination of the majority of households
who move home. Although this is a useful definition, the reality is that housing
markets are much more complex and influenced by a multitude of drivers and
household circumstances.

Two approaches have been taken to identify market areas. Firstly, the national
ACORN (A Classification of Residential Neighbourhoods) database has been used
to identify different types of households and their distribution within Tees Valley (see
Map ES1) which identifies:



e A Southern and western belt of affluence, particularly in rural locations;

e Urban Prosperity groups in town centre locations such as Hartlepool Marina,
Stockton Riverside and areas of Darlington and Redcar; and

e Town centre areas principally comprising moderate means and hard-
pressed groups.

Migration information from the 2001 census and CORE lettings data (relating to
RSLs) has been used to identify the relative influence of mobility in defining market
areas. Data suggests that across Tees Valley, there are largely self-contained core
urban centres with established residents, coupled with mobility of higher-income
households who are the main drivers in shaping the nature of housing markets within
Tees Valley.

3. Housing market drivers and typologies

Housing Market Drivers

A diverse range of drivers are known to have an impact on housing markets as
summarised in Table ES2.

Table ES2 Housing Market Drivers

Structural Economic change
Demographic change
Migration
B&ME Communities
Social cohesion
Student population
Poor housing conditions
Location Environment
Transport infrastructure
Layout
Aspirations Home
Neighbourhood
Tenure
Meeting aspirations
Policy Supply and demand for housing
Planning policies
Housing policies

The relative importance of these drivers on Tees Valley housing markets are
discussed in detail in the full report.



Map ES1  Acorn categories in Tees Valley by Census Output Area



