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Chapter 1 Introduction  

Introductory comments  

1.1. David Cumberland Housing Regeneration Ltd (DCHR) in partnership with 
Nathaniel Lichfield and Partners (NLP) were commissioned during 2004 to 
undertake a comprehensive housing market assessment on behalf of Tees 
Valley Living.  

1.2. There is an urgent need to understand how housing markets in Tees Valley can 
be defined, their drivers and how this information can help shape the future 
strategic direction of housing provision across the sub-region. The information 
is needed to underpin the strategy being developed by Tees Valley Living to 
address market failure and develop a strategic approach to rebuild vibrant 
housing markets in deprived communities.   

1.3. There are four principal themes being investigated in this market assessment:  

1.3.1. Identification of housing markets across Tees Valley, their drivers, how they 
interrelate, future opportunities and threats.  

1.3.2. Identification of scale, location and reasons for low demand, what can be 
done and what happens if left unchecked.  

1.3.3. Identification of household aspirations across all socio-economic groups and 
the extent to which these are being met within Tees Valley.  

1.3.4. Consideration of the strategic implications of research findings.  

1.4. This is one of the first sub-regional housing market assessments to be 
produced following the publication of ODPM guidance in February 2004.  
Issues identified in the Housing Market Assessment (HMA) guidance have 
been reflected in this assessment. The guidance presents a ten-step process 
through which a HMA should be conducted and referred to in this report where 
appropriate.   

Defining Market Areas  

1.5. One of the first steps relating to an HMA is to define its spatial extent. 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 
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extends into North Yorkshire (particularly Hambleton district) and County 
Durham (particularly Sedgefield district). 

Methodology  

1.6. 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.  

1.7. 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 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.  

1.8. The geographical patterns associated with housing markets have been 
reviewed using a number of useful sources. ACORN data has identified the 
distribution of household types within Tees Valley which in turn are broadly 
correlated with particular segments of the housing market. 2001 census 
migration data has helped understand search behaviour and the way this 
influences housing markets.  

1.9. This study benefits considerably from work undertaken over the past few years 
to help develop a case for market intervention in Tees Valley. Of particular 
value is the Vitality and Viability Index which has been prepared for urban 
neighbourhoods across the sub-region by the Tees Valley Joint Strategy Unit.   

1.10. A further discussion of data sources is presented in Appendix A.  

1.11. Research has also been informed by a focus group set up as part of the 
Common Purpose initiative. Discussions focused on perceptions of housing 
and neighbourhoods in Tees Valley and findings are summarised in Appendix 
B.  
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Report Structure  

1.12. This report is broadly structured around the phases outlined in the ODPM 
guidance:  

Chapter 2 considers the strategic context of Tees Valley. This chapter includes 
a review of relevant regional strategies and the Northern Way Growth Strategy. 
It presents a range of contextual social, economic and demographic data 
identifying past trends and future prospects. The function of Tees Valley as a 
sub-regional market is explored.  

Chapter 3 Assesses the sub-regional market by considering the relationship 
between dwelling stocks, flows and market segmentation. The chapter 
considers the relationships between build rates and market activity, presents a 
series of housing market typologies and a review of key drivers underpinning 
housing markets.  

Chapter 4 considers strategic implications of research findings. This includes 
an assessment of local sustainability and pays particular attention to how stock 
profiles reflect aspirations at neighbourhood level.   

Chapter 5 concludes the report with a summary of key messages and 
proposals for future research including future monitoring of housing market 
trends and evaluation of market interventions.  

The final report is accompanied with technical appendices which include:  

 

Baseline census data for Tees Valley neighbourhoods and districts; 

 

Vitality and Viability index; 

 

Tees Valley migration data; 

 

Tabulated output from the household telephone survey.  

Appendix C provides a detailed summary of the contents of the Technical 
Appendices.  
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Chapter 2 Strategic Context of Tees Valley  

Introduction   

2.1. There are a series of regional and local strategies which have a direct 
relevance to the housing market assessment.  This chapter focuses in 
particular on those which have a major impact on the strategic direction of Tees 
Valley. The chapter also provides a review of the economic and demographic 
context and trends within Tees Valley and specifically relates to Steps 3, 4 and 
5 of the HMA Guidance.   

Regional initiatives  

Northern Way Growth Strategy  

2.2. Tees Valley is recognised as one of eight City Regions in the North of England. 
The City Region is acknowledged as extending into County Durham and North 
Yorkshire. The Northern Way presents a useful summary of Tees Valley s 
strengths, barriers and how economic growth can be accelerated:  

Strengths  

 

Increasing economic activity (16,000 additional jobs in past 5 years); 

 

Speciality chemical, steel production and engineering are key industries; 

 

Tertiary education facilities including the University of Teesside with 
strengths in multi-media and virtual reality; and Durham University s 
expanding Stockton campus; 

 

Teesport (one of the UK s largest ports) and Durham Tees Valley Airport 
(set to expand); 

 

Good supply of land for development; 

 

Good road (A1(M), A19, A66) and rail (East Coast Mainline) 
communications.  

Barriers to growth  

 

Gross Value Added per capacity 23% below national rate; 

 

High levels of worklessness; 

 

Low rates of business start-ups; 

 

20% of workforce has no qualifications; 

 

Limited rail services within Tees Valley and poor rail links with Tyne and 
Wear and other City Regions.  
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Accelerating growth  

 
Tees Valley Partnership established as lead body for encouraging economic 
growth; 

 
Tees Valley Vision guiding all major economic development interests (which 
includes promoting the expansion of key industries); 

 

Two universities helping to diversify the economy; 

 

Aim to attract private investment into the centres of Middlesbrough and 
Stockton; 

 

Tees Valley Regeneration bringing forward key development sites aiming to 
transform the centre of the City Region; 

 

Stockton-Middlesbrough Initiative creating a new centre for the Tees Valley 
conurbation; 

 

Promotion of coastal tourism through the coastal ARC programme; 

 

Expansion of Teesport and Durham Tees Valley Airport; 

 

Tees Valley Living to develop a strategic approach to rebuild vibrant 
communities and tackle long-standing social problems.  

Regional Housing Strategy  

2.3. The North East Regional Housing Strategy is currently being updated. The 
proposed vision for the North East (which will be reflected in all core regional 
strategies) is:  

A region where present and future generations have a high quality of life. It will 
be a vibrant, self reliant, ambitious and outward looking region featuring a 
dynamic economy, a healthy environment, sustainable communities, good 
quality housing and a distinctive culture.  Everyone will have the opportunity to 
realise their full potential.

   

2.4. A number of core themes underpin the strategy which have a direct relevance 
to issues facing the Tees Valley city region.  

2.4.1. To rejuvenate the housing stock to meet 21st Century aspirations, 
replacing market failure with high quality housing in successful, cohesive 
and sustainable communities.   

2.4.2. To ensure the type and mix of new housing provides choice, supports 
economic growth and meets housing needs and demand.  This will reflect 
the diversity of urban and rural communities and the need for both 
affordable and prestige housing.  

2.4.3. To secure the improvement and maintenance of existing housing so 
that it meets required standards, investing in sustainable neighbourhoods.   
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2.4.4. To promote the good management and targetted provision of housing 

investment to address specific community and social needs, including an 
aging population, the needs of minority communities and supported housing 
requirements.  

Regional Economic Strategy   

2.5. The Regional Economic Strategy was published by ONE North East in October 
2002. It establishes a series of objectives including:  

 

Creating wealth by raising the productivity of all businesses. 

 

Establishing a new entrepreneurial culture. 

 

Creating a healthy labour market supported by a skilled workforce. 

 

Recognising universities and colleges as being at the heart of the region s 
economy. 

 

Meeting 21st century transport, communications and property needs. 

 

Realising the renaissance of rural and urban communities.  

2.6. These objectives resonate with both the Northern Way Growth Strategy and 
directly link with the Regional Housing and Spatial strategies.  

Regional Spatial Strategy (RSS)  

2.7. The RSS will set out the long-term strategy for the spatial development of the 
North East. A consultation draft is due imminently but key issues for Tees 
Valley will include:  

 

The extent to which development within Tees Valley will affect urban 
renaissance in vulnerable areas; 

 

The extent to which population change and redistribution will be affected by 
future housing development; and 

 

How transport infrastructure will be improved.  

Summary of the regional situation  

2.8. Overall, at regional level, the North East need to go through a process of 
realigning dwelling stock to meet the needs and aspirations of residents. There 
is also need to expand the regional economy. Various initiatives are now 
underway to facilitate these regional priorities. Tees Valley has embraced the 
notion that change is required and mechanisms are being developed to bring 
about positive and lasting change in the sub-region which are now discussed in 
more detail.  
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Sub-regional initiatives 

2.9. Tees Valley is developing a strong sub-regional identity within the North East 
and is engaged with a range of sub-regional strategic initiatives. Central to 
these is the Tees Valley Vision which aims, by 2020, to bring employment, 
education, standard of living, life expectancy and deprivation indicators up to 
the National average.  

Tees Valley Regeneration  

2.10. An Urban Regeneration Company, Tees Valley Regeneration, was established 
in 2002 to help achieve the Tees Valley Vision by:  

creating irresistible development and investment opportunities and delivering 
sustainable and meaningful economic activity for the long-term development of 
the Tees Valley region. 1  

2.11. Tees Valley Regeneration has identified five flagship schemes to drive their 
strategic objectives forward. Located across Tees Valley, the schemes 
collectively offer a range of transformatory economic, cultural and residential 
opportunities and are in the process of being developed.  

 

Middlesbrough  Middlehaven  
Reclaimed dock/riverside developments aiming to reposition Middlesbrough 
and Tees Valley internationally. Masterplan includes offices, apartments, 
family housing and leisure facilities  

 

Stockton  - Northbank  
Extending the town centre along the river Tees with a research-based 
business park, hotel, restaurant and residential developments.  

 

Hartlepool - Victoria Harbour  
Mixed-use community including up to 3,000 homes and new commercial/ 
retail space.  

 

Darlington - Central Park  
Close to railway station, landscaped area providing office accommodation, 
up to 600 apartments/town houses and a hotel and conference centre.  

 

Durham-Tees Valley International Airport 
Ongoing investment in airport infrastructure and developments of adjacent 
sites for airport-related commercial development, hotel and leisure facilities.    

                                                

 

1 http://www.teesvalleyregeneration.co.uk/

  

http://www.teesvalleyregeneration.co.uk/
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Tees Valley Living  

2.12. Tees Valley Living has been established to spearhead strategic housing 
interventions across the Tees Valley. Its remit includes the development of a 
strategy to tackle long-term abandonment and re-establish vibrant housing 
markets in deprived areas. TVL has worked closely with the Tees Valley Joint 
Strategy Unit in developing a valuable Index of Vitality and Viability which is 
referred to extensively in the market assessment.   

Economic and demographic context  

2.13. Housing markets are inextricably linked with economic activity and 
demographic trends. It is vital to explore these relationships and their 
implications for housing markets.   

Economic context  

2.14. Increasing economic activity rates generally results in increased demand for 
accommodation through increased household formation rates and an increased 
ability to realise household aspirations. This is often accompanied with a 
reduction in demand for social rented stock and increased incidence of low 
demand and abandonment in less desirable areas. In order to maintain 
economically active residents, there is a need to ensure that newbuild reflects 
aspirations otherwise increased levels of out-migration may be experienced to 
areas where appropriate stock is available.  

2.15. The ODPM HMA Guidance Manual suggests a review of the sub-regional 
economic context over the past 10-15 years. However, in the case of Tees 
Valley, this would reflect a period of economic decline and restructuring. Of 
more value is an assessment of current economic activity and future trends, 
drawing upon work undertaken by CEBR in the North East2.   

Overview of economic activity in Tees Valley  

2.16. The following graphs provide an illustration of current industrial activity, rates of 
unemployment and income information for constituent districts of Tees Valley 
and comparisons with regional and national data.   

                                                

 

2 Scenarios for a Prosperous North East, Centre for Economics and Business Research Ltd, April 2004 
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Industrial activity   

Figure 2.1 Industrial activity in Tees Valley in 2002 
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Source: Tees Valley JSU / NOMIS  

2.17. Tees Valley reflects the North East profile of industrial activity, although there 
are considerable variations in activity by district. Darlington closely matches the 
National profile, with manufacturing a major industrial activity in Redcar and 
Cleveland. Middlesbrough has the largest proportion of service industries (87%) 
and well in excess of the national profile.  

Unemployment  

2.18. With the exception of Darlington, unemployment rates are higher than the 
regional and national average.   
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Figure 2.2 Unemployment rate March 2004  
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2.19. 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.   

Figure 2.3 Average weekly earnings 2003 (£)  

0

50

100

150

200

250

300

350

400

450

500

D
ar

lin
g

to
n

H
ar

tl
ep

o
o

l

M
id

d
le

sb
ro

u
g

h

R
ed

ca
r 

&
C

le
ve

la
n

d

S
to

ck
to

n

T
ee

s 
V

al
le

y

N
E

E
&

W

District Area

A
ve

ra
g

e 
W

ee
kl

y 
E

ar
n

in
g

s 
(£

) 

Source: Tees Valley JSU / NOMIS 



 

14

 
Future economic scenarios  

2.20. A major study has been undertaken by CEBR3 to identify and illustrate potential 
scenarios for future economic growth in the region to 2016. Across the North 
East, economic growth has been limited (an average of 0.8% increase per 
annum) over the last decade or so, but this is now improving. Relative to the 
national picture, the North East economy:  

 

is overweight in communications and manufacturing; 

 

is underweight in business services and computing; and 

 

provides jobs biased towards lower value added output.  

2.21. Population has been declining over the past few decades and although there 
has been a recent reversal in net out-migration trends, population projections 
predict limited population growth.  

2.22. CEBR has identified a baseline forecast of 1.8% annual growth to 2016 (which 
reflects recent economic performance but below the 2.3% growth rate of the 
national economy). In the light of this improvement, the CEBR work presents 
three positive economic scenarios for the North East:  

 

Gold scenario: Northeast achieves UK average gross value added per 
head by 2016  

 

Silver scenario: Northeast achieves an average of 3.4 per cent annual 
growth in real gross value added in the period up to 2016  

 

Bronze scenario: Northeast achieves an average annual rate of growth in 
gross value added over the period up to 2016 equal to the UK average (2.3 
per cent)  

2.23. The scenarios are underpinned by an increased importance of the service 
economy and a declining share of manufacturing. However, to achieve this:  

 

The wide skills gap which exists in the North East needs to be bridged 
(attainment of under 25s poor relative to other regions); 

 

There is a need to attract people into the region (this is starting to happen 
albeit slowly); and 

 

There is a need to promote the North East (e.g. low cost and high standards 
of living, good quality of life etc.).  

                                                

 

3 Scenarios for a Prosperous North East, Centre for Economics and Business Research Ltd, April 2004 



 

15

 
Implications for Tees Valley  

2.24. Tees Valley is identified as one of the major areas of population and industry 
which will provide the backbone of growth. Tees Valley already has a 
diversified economy following economic restructuring of the 1980s and 1990s. 
Coupled with ongoing diversification and attraction of new industry, there is a 
need to:  

 

Develop attractive urban environments and improve suburban areas; 

 

Develop appropriate accommodation, not only for executives, but for all 
workers as major skills gaps need to be addressed; and overall 

 

Attract people into the sub-region by providing not only housing and 
employment but neighbourhoods where people want to live, good schools,   
cultural facilities etc.   

Demographic trends  

2.25. There are a series of demographic factors which need to be considered when 
assessing their impact on overall demand for accommodation and the operation 
of housing markets:   

 

Overall population change through natural change (births and deaths); 

 

The impact of migration on population distribution; 

 

Trends in household formation rates (and how they link with economic 
activity); 

 

Trends in the population age profile; and 

 

Trends in B&ME populations.   

2.26. The impact of population change is factored into demographic projections. The 
latest national projections (2003-based) were released in November 2004 
(Table 2.1) and show that the population of Tees Valley is expected to decline 
over the 25-year period 2003 to 2028. Over the 20 years 2003 to 2023, a 
decline of 2.4% is expected across Tees Valley; a population reduction of 15% 
in Middlesbrough and 8.8% in Redcar and Cleveland is expected (principally 
through net-outmigration); increases in population are most likely in Stockton 
and Darlington (through net in-migration and reflects where new development is 
likely to be concentrated).  
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Table 2.4 Tees Valley population projections (2003-based)  

Year and total population (000s) % Change  District 

  
2003 2004 2008 2013 2018 2023 2028 2003-23 

Hartlepool 90.2 90.2 90.3 90.4 90.6 90.7 90.4 0.6 
Middlesbrough

 

139.0

 

137.5

 

132.2

 

126.5

 

121.8

 

117.6

 

113.9

 

-15.4 
Redcar and 
Cleveland 139.1

 

138.4

 

135.7

 

132.5

 

129.6

 

126.8

 

123.7

 

-8.8 
Stockton-on-
Tees 186.3

 

187.2

 

190.4

 

193.7

 

196.5

 

198.5

 

199.4

 

6.5 
Darlington 98.2 98.4 99.4 100.7

 

102.1

 

103.3

 

104.1

 

5.2 
Tees Valley 652.8

 

651.7

 

648.0

 

643.8

 

640.6

 

636.9

 

631.5

 

-2.4 
Source: ONS 2003-based Subnational population projections, November 2004  

2.27. The overall population is expected to age too. ONS 1996-based projections 
suggested that the proportion of residents aged 60 or over is expected to 
increase by around one-quarter.   

2.28. Tees Valley JSU will be carrying out a further review of population projections 
in the light of the 2003-based projections, paying particular attention to the 
impact of changing migration flows on overall population.  

Ethnicity  

2.29. Table 2.5 presents the ethnic profile of Tees Valley residents. This illustrates 
that across Tees Valley, the ethnic profile 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. Figure 2.4 illustrates the proportion of non-white ethnic groups 
by geography.  

2.30. In many HMR pathfinder areas, B&ME communities are recognised as making 
a valuable contribution to community sustainability. Their role in the future 
trajectory of many neighbourhoods in Tees Valley needs to be explored further 
and will be the subject of specialist research commissioned by Tees Valley 
Living.   
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Table 2.5 Ethnicity of Tees Valley s population  

Locality  Ethnicity 

            
White

 
Mixed

 
Asian/Asian 

British

 
Black/Black 

British

 
Chinese/ 

Other

 
Total

 
Base

 
Neighbourhood 

       

10% most vulnerable 93.9

 

0.8

 

4.5

 

0.3

 

0.5

 

100.0

 

37365 

 

10-20% most vulnerable 92.6

 

1.1

 

5.4

 

0.4

 

0.5

 

100.0

 

76486 

 

Other 98.0

 

0.5

 

1.1

 

0.1

 

0.3

 

100.0

 

499493 

 

District 

       

Darlington 97.9

 

0.6

 

0.9

 

0.2

 

0.4

 

100.0

 

97838

 

Hartlepool 98.8

 

0.4

 

0.6

 

0.1

 

0.2

 

100.0

 

88611

 

Middlesbrough 93.7

 

0.9

 

4.6

 

0.4

 

0.4

 

100.0

 

134855

 

Redcar & Cleveland 98.9

 

0.3

 

0.5

 

0.1

 

0.2

 

100.0

 

139132

 

Stockton 97.2

 

0.6

 

1.7

 

0.1

 

0.3

 

100.0

 

178408

 

Area 

       

Tees Valley 97.2

 

0.6

 

1.8

 

0.2

 

0.3

 

100.0

 

638844

 

North East 97.6

 

0.5

 

1.3

 

0.2

 

0.4

 

100.0

 

2515442

 

England 90.9

 

1.3

 

4.6

 

2.3

 

0.9

 

100.0

 

49138831

   

Source: 2001 Census    

Figure 2.4 Non-white ethnic groups in Tees Valley 
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2.31. Table 2.6 (on next page) indicates the extent to which ethnic diversity within 

Tees Valley is changing over time, drawing upon a comparison between 1991 
and 2001 census data. Although ethnicity classifications vary between the two 
censuses, data suggests that across Tees Valley, the proportion of residents in 
Black and minority ethnic groups has increased from 2.5% in 1991 to 3.2% in 
2001. Of particular significance, the proportion of Asian/Asian British residents 
has increased by 33.9% across Tees Valley (an increase of 2,873 1991 to 
2001), with most of this increase in Middlesbrough and Stockton-on-Tees 
(although from the data it is not clear whether this is due to natural change or 
in-migration).  

The function of the Tees Valley sub-region  

2.32. The ODPM HMA Guidance comments that the function of an area is the role it 
plays in the region and within the sub-region. This includes its economic role, 
role as a service and cultural centre and how housing markets influence the 
morphology of an area.   

2.33. Strategically, Tees Valley is recognised as a City Region and has a vital role to 
play in the future economic development of the North East. Within the Tees 
Valley, areas are emerging as having distinctive cultural, higher education and 
retailing attributes. Tees Valley is being actively marketed as a place to live and 
visit and this needs to continue as the sub-region continues to develop its 
identity as a distinctive area of the North East.   

2.34. It is fair to say that, as a whole, the Tees Valley area does not have the 
attributes of a major city. Evidence from focus group discussions suggests that 
residents (at least better-off people) relate to major centres as far away as York 
and Newcastle. The prospects for Tees Valley will therefore remain linked to 
the prosperity of a much wider area of north-eastern England.   
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Table 2.6 Change in ethnicity 1991 to 2001  

Ethnicity District and Year 

                      
Darlington Hartlepool Middlesbrough Redcar and Cleveland

 
Stockton on Tees Tees Valley 

Count 1991

 
2001

 
1991

 
2001

 
1991

 
2001

 
1991

 
2001

 
1991

 
2001

 
1991

 
2001

 
White 97463

 
95291

 
89765

 
87334

 
134630

 
125673

 
144145

 
137136

 
171109

 
172852

 
637112

 
618286

 
White Irish 701

 
450

 
359

 
235

 
1126

 
726

 
927

 
523

 
1021

 
632

 
4134

 
2566

 
Black/Black British 280

 
223

 
78

 
70

 
592

 
477

 
121

 
98

 
207

 
255

 
1278

 
1123

 

Asian / Asian British 804

 

906

 

392

 

492

 

4721

 

6152

 

597

 

711

 

1967

 

3093

 

8481

 

11354

 

Chinese 170

 

240

 

94

 

110

 

245

 

263

 

115

 

116

 

267

 

294

 

891

 

1023

 

Other 189

 

130

 

80

 

59

 

661

 

295

 

145

 

102

 

362

 

284

 

1437

 

870

 

Mixed   598

   

311

   

1269

   

446

   

998

 

0

 

3622

 

Total 99607

 

97838

 

90768

 

88611

 

141975

 

134855

 

146050

 

139132

 

174933

 

178408

 

653333

 

638844

 

%                         
White 97.8

 

97.4

 

98.9

 

98.6

 

94.8

 

93.2

 

98.7

 

98.6

 

97.8

 

96.9

 

97.5

 

96.8

 

White Irish 0.7

 

0.5

 

0.4

 

0.3

 

0.8

 

0.5

 

0.6

 

0.4

 

0.6

 

0.4

 

0.6

 

0.4

 

Black/Black British 0.3

 

0.2

 

0.1

 

0.1

 

0.4

 

0.4

 

0.1

 

0.1

 

0.1

 

0.1

 

0.2

 

0.2

 

Asian / Asian British 0.8

 

0.9

 

0.4

 

0.6

 

3.3

 

4.6

 

0.4

 

0.5

 

1.1

 

1.7

 

1.3

 

1.8

 

Chinese 0.2

 

0.2

 

0.1

 

0.1

 

0.2

 

0.2

 

0.1

 

0.1

 

0.2

 

0.2

 

0.1

 

0.2

 

Other 0.2

 

0.1

 

0.1

 

0.1

 

0.5

 

0.2

 

0.1

 

0.1

 

0.2

 

0.2

 

0.2

 

0.1

 

Mixed 0.0

 

0.6

 

0.0

 

0.4

 

0.0

 

0.9

 

0.0

 

0.3

 

0.0

 

0.6

 

0.0

 

0.6

 

Total 100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

100.0

 

Base 99607

 

97838

 

90768

 

88611

 

141975

 

134855

 

146050

 

139132

 

174933

 

178408

 

653333

 

638844

 

Note: White includes White Other in 2001; No Mixed category in 1991        

 



 

20

  
Chapter 3 Sub-regional housing market  

Introduction  

3.1. 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. This 
chapter explores a range of dwelling stock attributes, how these vary across 
Tees Valley and the extent to which they are changing. Housing market areas 
and typologies are then discussed and drivers underpinning the operation of 
housing markets across Tees Valley and adjacent areas are presented. This 
chapter reflects Steps 6 and 7 of the HMA Guidance.   

Dwelling stock   

3.2. The 2001 census provides useful baseline information on the characteristics of 
stock within Tees Valley. The accompanying data tabulations present data 
relating to tenure, dwelling type and vacancy rates by neighbourhood, district 
and Tees Valley and provides a comparison with the North East and England. 
Data is also analysed by urban neighbourhood as identified in the Vitality and 
Viability Index (with reference to most vulnerable 10% and most vulnerable 10-
20% of neighbourhoods)  

Tenure profile  

3.3. Figure 3.1 clearly demonstrates that across Tees Valley, the tenure profile is 
generally similar to that of England although the proportion of social rented 
stock is 23.4% compared with 19.3% nationally. 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.  

3.4. Figure 3.1 clearly demonstrates that across Tees Valley, the tenure profile is 
generally similar to that of England although the proportion of social rented 
stock is 23.4% compared with 19.3% nationally. 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.   
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Figure 3.1 Tenure profile by neighbourhood, district, sub-region, region and  
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Source: 2001 census   

Dwelling stock type  

Figure 3.2 Stock profile by neighbourhood, district, sub-region, region and 
England 
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3.5. Figure 3.2 illustrates that relative to England, Tees Valley has a slightly lower 

proportion of detached properties and flats, and a higher proportion of terraced 
and semi-detached properties. Of most significance, in vulnerable areas the 
proportion of terraced stock exceeds 50% and the proportion of flats is highest 
in the most vulnerable 10% neighbourhoods (accounting for 23% of all stock 
compared with 10% across Tees Valley).  

Vacant stock  

Figure 3.3 Vacant stock by neighbourhood, district, sub-region, region and 
England  
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3.6. Clearly, 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.  
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Trends in Dwelling stock profile  

Figure 3.4 Dwelling stock profile change 1998-2003 
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3.7. Over the six years from 1998, the tenure profile of Tees Valley has changed. 
Tenure trends reflect both political (i.e. stock transfer) and structural changes 
(i.e. demolition and newbuild). The proportion of private sector stock has 
increased from 73.8% in 1998 to 76.8% in 2003. Correspondingly, social rented 
stock has declined from 26% to 23% of all dwelling stock; through stock 
transfer the amount of RSL stock has doubled.   

3.8. The impact of newbuild and demolition on dwelling stock within Tees Valley and 
likely future trends and implications are explored in detail in Chapter 4.    

House price trends  

3.9. House price trends provide a useful barometer of overall housing market 
activity. Over the past 5 years, house prices in the North have more than 
doubled from £56,890 (Jan-March 1999) to £123,605 (Jul-Sep 2004), 
representing a 116.9% increase.  

3.10. Within Tees Valley (Table 3.1) price increases at district level have reflected 
regional trends in Darlington, Redcar and Cleveland and Stockton (with 
Stockton having the overall highest increase of 119.9%). However, increases in 
both Middlesbrough and in particular Hartlepool have been below the regional 
proportionate increase.   
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Table 3.1  House price change in Tees Valley 1999-2004  

Average Price All Types (£) 

  
Comparison with Regional 

Prices 
(100=Regional Average) 

District   Q1 99

 

Q3 04 % change Q1 99 Q3 04 
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 

 

3.11. As well as underperforming the regional increase in house prices, the disparity 
between house prices in Hartlepool and Middlesbrough relative to regional 
prices is increasing. In Q1 1999, the average house price in Hartlepool was 
93.2% of the regional average; this has decreased to 68.2% by Q3 2004. 
Middlesbrough has performed slightly better, although again the disparity 
between average district and regional prices is growing. In Redcar and 
Cleveland, prices have remained at 85% of the regional average and in 
Darlington and Stockton, prices have been sustained at slightly above regional 
average prices.  

3.12. There are further variations in house price trends at sub-district level. Map 3.1 
provides a useful illustration of how average house prices in Jul-Sep 2004 
varied from the regional average. This clearly demonstrates how average 
prices are below the regional average in many areas of all districts, in particular 
older urban areas. In contrast, prices are at a premium to average regional 
prices in the western and southern flanks of Tees Valley.  

Affordability  

3.13. Given the trend of increasing house prices across Tees Valley, there are 
implications for affordability. Using a measure recently devised by ODPM using 
lower quartile house price and income data, the relative need for affordable 
accommodation (indicated by higher ratios) is demonstrated in Table 3.2.   

Table 3.2 Relative need for affordable accommodation in Tees Valley  

District Ratio* 
Hartlepool 2.94 
Middlesbrough 3.87 
Redcar and Cleveland 5.70 
Stockton on Tees 6.17 
Darlington 6.57 

 

*Lower Quartile House Price to Lower Quartile Income 2004  
Source: ODPM, ONS 
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Map 3.1 Variations in average house prices in Tees Valley compared with North average in Jul-Sep     
2004 of £123,605 
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Identifying Housing Market areas   

3.14. 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.   

3.15. 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 3.2). Secondly, 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.   

3.16. Fundamentally, a review of housing markets needs to be underpinned by an 
understanding of housing market drivers and household search behaviour.  
Search behaviour varies by household type and in particular can be 
differentiated by tenure, household type and economic activity/income. Tables 
3.3 and 3.4 illustrate how, generally speaking, mobility and distance of move 
can vary by household attributes.   

Table  3.3 Mobility and household type, tenure and economic activity  

Level of Mobility Household Type Tenure Economic 
Activity/Income 

High (e.g. move at 
least once every 2 
years) 

Young singles, young 
couples, young 
families 

Private Rented 
(particularly 
unfurnished)  

Economically 
active  particularly 
younger/ single 

Medium (e.g. move 
at least once every 
5-10 years) 

Maturing families e.g. 
with children at school 

Private Rented 
(furnished) 
Social Renters 
generally 

Economically 
active  particularly 
families 

Low (e.g. resided in 
same home for at 
least 10 years) 

Established families 
e.g. teenage children 
and empty nesters  

Older singles and 
couples

 

Owner Occupiers 
(outright owners 
least likely to 
move)  

Established Social 
renters (e.g. 
families in houses 
or older people in  
bungalows 

Retired, 
economically 
inactive 
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Table 3.4 Search behaviour  

Destination Household Type Tenure Economic Activity/Income 
Long distance  
(e.g. inter-regional) 

Single  

Families (higher 
income) 

Owner Occupiers  

Private Renters 

Economically active, higher 
income;  
Retirement migration (e.g. 
high income movers or 
returners) 

Within Market Area All types Owner occupiers Higher income 
Local i.e. within 
District or 
neighbourhood 

All types Social Renters Lower income, economically 
inactive 

 

ACORN analysis  

3.17. ACORN is based upon a range of variables such as dwelling type, age, family 
circumstances, economic activity and income and classifies households into 
one of 57 types which are summarised into 13 groups and 5 categories. The 
categories are relatively self explanatory:  wealthy achievers, urban prosperity, 
comfortably off, moderate means and hard-pressed (see Appendix A for further 
information).   

3.18. Map 3.2 provides an analysis of ACORN categories by neighbourhood and 
identifies:   

 

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

 

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

 

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

Migration flows  

3.19. Understanding migration trends is fundamental to understanding how housing 
markets operate within Tees Valley.  2001 census data provides a useful way 
of demonstrating how household search behaviour results in identifiable 
migration flows. Detailed information on migration flows based on 2001 census 
origin destination data are presented in the data tables accompanying this 
report. A series of maps have been prepared which illustrate patterns of 
mobility and their relative impact on areas within Tees Valley (Maps 3.3 to 3.9). 
These are based on an analysis of current and previous residence.   

3.20. Essentially, 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.  The ODPM suggests that if at least 70% of households 
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move within an area, this can be defined as a market. On this basis, Tees 
Valley has a series of largely self-contained market areas (Table 3.5 and Map 
3.2).  

Table 3.5 Percentage of households moving within District over preceding year  

District % moving within 
Hartlepool 80.1 
Middlesbrough 75.3 
Redcar and Cleveland 76.3 
Stockton on Tees 71.4 
Darlington 69.5 
Tees Valley 74.1 
Source: 2001 Census T34 Theme table on households (migration)  

Residents moving into Tees Valley  

3.21. The 2001 census recorded 10,631 residents moving into Tees Valley in the 
preceding year. Of these, over half moved into Darlington or Stockton (Table 
3.6), around one-fifth into Middlesbrough, with relatively fewer moving into 
Hartlepool and Redcar and Cleveland.  

3.22. As Table 3.7 illlustrates, around one-quarter of in-migrants originated from 
Yorkshire and the Humber (particularly neighbouring North Yorkshire) and one-
quarter from elsewhere in the North East (particularly from County Durham). 
The remaining half of in-migrants originated from elsewhere in the UK.  

Residents moving out of Tees Valley  

3.23. Around 12,500 residents were identified as leaving Tees Valley in 2000-01 and 
their destinations are presented in Table 3.5. Of out-migrants, 21.1% moved 
elsewhere in the North East and 25.5% moved into Yorkshire (notably North 
Yorkshire). Over half of out-migrants moved elsewhere in the UK.     
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Map 3.2 Acorn categories in Tees Valley by Census Output Area 


