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3 CHARACTERISTICS OF THE HOUSING MARKET

Housing Stock and Supply

3.1 Although new housing will be delivered in the wider housing market over the coming years,

much of the housing stock in the area in 2033 already exists now; and it is thus important to

understand the current "housing offer." In this section we profile the current housing offer,

considering the profile of stock of different types, sizes and tenures of homes, how this has been

changing and how it varies across the two local authorities within the HMA.

3.2 There were 75,300 homes in the North West Surrey HMA in 2011, of which 45% were in

Runnymede and 55% in spelthorne".

Tenure Profile

3.3 A detailed profile of tenure mix can be gleaned from the 2011 Census. Like much of the South

East, the tenure profile in the HMA is dominated by owner occupation. The proportion of owner

occupation in Runnymede (69%) is lower than Spelthorne (73%) and Surrey but still slightly

higher than the South East average (68%).

3.4 Runnymede has a higher than average proportion of private renting (15.2%) compared to

Spelthorne, linked to its younger age structure and in part to the students renting locally. Private

renting is however below the regional average (16.3%). Spelthorne has a particularly low level of

privately rented stock (12.7%) - reflecting particularly the high level of owner occupation in the

Borough.

3.5 Social renting across the HMA, at around 13%, is slightly below the regional average. Spelthorne

has a slightly lower percentage of socially rented properties. The tenure distribution is illustrated

in Figure 24. It should be noted that Spelthorne no longer owns any housing stock and that any

housing attributed to this sector should be attributed to rented from RP (minus any right to buy).

7 Census Dwelling Spaces
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Figure 24: Detailed Tenure Composition (2011)
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3.6 According to the Census between 2001 and 2011, the total housing stock in the North West

Surrey HMA increased by 4.6%. This falls below the growth across the South East region (8.9%)

and England (8.3%). This is despite indicators of above average demand, and is likely to reflect

development constraints.

3.7 Overall, the change in total stock in Spelthorne Borough has been the lower (4.2%); with

Runnymede seeing 5.1% growth in stock.

House Types

3.8 The HMA has an above average proportion of semi-detached homes and a lower proportion of

flatted properties relative to the South East. It has a high proportion of detached homes relative

to the national average.

3.9 Of the two authorities, Runnymede has the highest proportion of detached homes (27%) -

significantly higher than Spelthorne (20%). It also has a higher percentage of "other" properties

which include caravans and barges. By contrast, Spelthorne has the highest percentage of all

other types of properties.
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Figure 25: Profile of Stock by Type (2011)
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Housing Size

3.10 The size mix of housing in the North West Surrey HMA is dominated by family homes with

around 60% of the stock comprising three or more bedrooms. Three-bed homes are most

prevalent size of home across both authorities, and accommodate 40% of households in the

HMA. Relative to England, there is also an above average representation of homes with four or

more bedrooms (19.9%). Of the two authorities, Runnymede has a stronger representation of

one-bed and two-bed properties (accommodating 40.8% of households) with the equivalent

figure of Spelthorne 39.1%.

..

Figure 26: House Size - Number of Bedrooms (2011)
. '''~,.' .-- " No .' .'. '-1~'!:.<" .. :.;:",1i2~r·:;;:'~:'··'!;!·;·~3'_"':·.",'.c" 4 .. '_' 5 or More .:
-:... ,' :. ~ ',.L._ ; ,_~~g!9.0,l'T!s~;.Be_d,room':~Bedr66ins'.i.~~,Bedrooms: Bearooms ,,' Bedrooms";
Runnymede 0.1% 13.4% 27.4% 36.0% 16.7% 6.3%
Spelthorne 0.3% 12.4% 26.7% 43.3% 14.1% 3.2%
HMA 0.2% 12.9% 27.0% 40.0% 15.3% 4.6%
Surrey 0.2% 10.9% 24.3% 36.4% 19.6% 8.6%
South East 0.2% 11.6% 26.2% 38.9% 17.0% 6.0%
England 0.2% 11.8% 27.9% 41.2% . 14.4% 4.6%

Source: Census 2011
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Overcrowding and Under-Occupation

3.11 Studying levels of overcrowding and under occupation in the housing stock is an important part

of the SHMA. The Guidance identifies overcrowding as an important indicator of the

supply/demand balance. Analysis of housing occupancy is also useful as an indicator of any

potential mismatch between the supply and demand for different sizes of homes.

3.12 Overcrowding is defined by the number of households who have one or more rooms less than

their household need; for example, a couple with a young child would have a need for two rooms

but may only have one.

Figure 27: Overcrowding and Under-Occupation (2011)
Under Occupied Over Occupied

# % # %
Runnymede 23,775 72.7% 2,710 8.3%
Spelthorne I 28,289 71.6% 3,553 9.0%

HMA I 52,064 72.1% 6,263 8.7%
Surrey I 350,426 76.9% 30,783 6.8%
South East I 2,660,553 74.8% 265,974 7.5%
England I 16,027,853 72.6% 1,928,596 8.7%
Source: Census 2011

3.13 We can see that 72.1% of households in the HMA have an excess of space for the number of

residents. There is a higher level of under occupation in Runnymede, although this is still below

the Surrey and South East averages.

3.14 In the market sector in particular, the sizes of homes which households occupy relates more to

their age and what they can afford than it does to the size of the household. In the affordable

sector there is a closer relationship between household and house size.

3.15 With a growing older population, we would expect under-occupation of homes to increase over

time in the absence of intervention. However by providing an appropriate mix of attractive homes,

some older households may choose to downsize.

3.16 The 2011 Census suggested that 8.7% of households in the HMA are over-crowded using the

'bedroom standard.' This is above the South East and Surrey average but in line with the

national averages. Overcrowding is highest in Spelthorne, affectin,g 9.0% of households. In

Runnymede 8.3% of households are overcrowded. Section 5 considers how overcrowding has

changed since 20018.

8 This analysis uses the Census 'occupancy rating' measure which is a cruder measure of overcrowding as it does not take into
account family member relationships.
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3.17 Some of the over-crowding could be attributed to a shifting ethnic profile in the area with some

BME groups likely to have higher household size.

Vacant and Second Homes

3.18 The 2011 Census provides data on the number of household spaces with no usual residents

which can be used as a proxy for vacancy and second homes. The data indicates that there are

just over 3,000 vacant properties or second homes in the North West Surrey HMA equivalent to

4.0% of the dwelling stock. This is marginally above the average for Surrey (3.8%) but in line

with the regional average (4.0%). Runnymede has the higher level of vacant! second homes with

4.7% of homes having no usual residents.

Figure 28: Vacant and Second Homes (2011)

Household Spaces
% Vacant/Second

Total households with no usual
Homes

residents
Runnymede 34,316 1,602 4.7%
Spelthorne 40,945 1,433 3.5%
HMA 75,261 3,035 4.0%
Surrey 473,760 17,969 3.8%
South East 3,704,173 148,710 4.0%
England 23,044,097 980,729 4.3%
Source: Census 2011

Population Characteristics

Population Size

3.19 The 2011 Census recorded that the HMA had a population of just over 175,000. Of this 46% was

in Runnymede and 54% in Spelthorne. The starting point for the demographic projections is the

2013 Mid-Year Population Estimates.

Figure 29: Headline Total Population, March 2011

Census Population (March 2011)
Runnymede 80,510
Spelthorne 95,598

HMA 176,108
Surrey 1,132,390
South East 8,634,750
England 53,012,456
Source: Census 2011
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Population Structure

Age 90 and Over

Age 85 to 89

Age 75 to 84

Age 65 to 74

Age 60 to 64

Age 45 to 59

Age 30 to 44

Age 25 to 29

Age 20 to 24

Age 18 to 19

Age 16 to 17

Age 15

Age 10 to 14

Age 8 to 9

Age 5 to 7

Age 0 to 4 +=========~:_------4---------~--------~--------~

3.20 The population structure differs across the two authorities. Runnymede, reflecting its student

population, sees a higher proportion of residents in their late teens and early 20s. Conversely

Spelthorne has a particularly low proportion of people aged between 20-24, and higher

proportions of people in all working age groups over 30.

Figure 30: Population Structure by Five Year Age Bands (2011)

0.0% 5.0% 10.0% 20.0%15.0%
Percentage of Population

_ England _ South East _ Surrey - HMA - Spelthome _ Runnymede

Source: Census 2011

Ethnic Profile

25.0%

3.21 Figure 31 profiles the population by ethnic group from the 2011 Census. Across the two

authorities, 80.5% of the population are White British/Irish - this is similar to the England average

(79.8%) although well below the Surrey and South East averages of 83.5% and 85.2%

respectively. Runnymede and Spelthorne have a similar percentage of the non-white British
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population, however in Runnymede there is a higher population of White Other and Chinese

groups, while Spelthorne has higher Asian and Black populations.

3.22 Across the HMA as a whole, the largest minority ethnic groups are White Other and Asian/Asian

British.

Figure 31: Population by Ethnic Group - Local Authorities
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Labour Market

Qualifications and Skills

3.23 The population across Surrey is generally highly qualified in comparison to the South East and

national profiles. Over 36% of the population across the county have Level 4 or above

qualifications (compared to 30% across the South East) whilst just under 16% have no

qualifications (compared to 19% across the South East). This is shown in Figure 32.
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Figure 32: Qualifications (2011)
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3.24 Runnymede has a substantially better qualified population than Spelthorne with 45% of the

population aged 16 or over qualified to Level 3 or above compared to 37%.

Occupations

3.25 The skills profile of the population is also borne out in the profile of residents' occupations.

Resident occupations are skewed towards higher skilled (and generally higher income)

occupations, with 47% of the working age population in Runnymede employed in a Managerial,

Professional or Associate Professional Occupation compared to 43% in Spelthorne. The

Runnymede figure is slightly above the corresponding figure for the South East and England,

although below the equivalent figure for Surrey.

GL Hearn
T:ILOFIWorking Partiesl35. 1 June 20151Final Oraft SHMA (22.OS.1S).docx

Page 58 of 185



Figure 33: Occupational Profile (2011)
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3.26 Figure 34 tracks the employment rate (the percentage of the economically active population 16-

64 in employment) in both of the HMA authorities and comparator areas. The employment rate

has fluctuated over the analysis period (particularly at a local authority level). This partly reflects

the economic backdrop and partly the survey nature of the data.

Source: Census 2011

Employment Rate

3.27 Currently the employment rate in Runnymede is at 77.8%; whereas in Spelthorne the

employment rate is slightly lower at 75.5%. Both of these are above the England figure (72.2%)

although only Runnymede is above Surrey and the South East (both 75.7%).
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3.28

3.29

Figure 34: Employment Rate Trends
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Income and Earnings

.2005

.2006

.2007
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Figure 35: Annual Median Workplace and Resident Earnings (2012)
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Residents Workplace
Runnymede £31,194 £36,737

Spelthome £32,767 I £34,815

Surrey £34430 £30,900

South East £29903 £28,629

England £27,500. £27,487
Source: NOMIS/Annual Survey of Hours and Earnings 2012
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Annual gross resident earnings in Runnymede (£31,194) and Spelthome (£32,767) are lower

than the Surrey average (£34,430) but above levels seen across the South East (£29,903):

somewhat reflecting the skills and occupation profile identified earlier.

It is useful to compare the incomes of full-time employed residents of the HMA with those non-

residents working in jobs located in the HMA. At around £36,737 the median income of

Runnymede "workers" is around £5,500 higher than the median income of Runnymede

"residents", The correlation between resident and workforce earnings is closer in Spelthorne -

with those working in the Borough earning over £2,000 more per annum than residents.
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3.30 Higher workplace earnings than residents' earnings suggests that there is a concentration of

higher paid jobs in the Boroughs, with some in-commuting to higher paid roles. We would expect

however that some residents commute out of the Borough to higher paid jobs within London.

KEY MESSAGES

• The HMA accommodates 72,000 dwellings (2011). However growth in the housing stock
over the 2001-11 period fell below regional and national levels. Set against the evidence
from market signals considered in Section 6, this suggests that housing supply was
constrained over this period.

• The housing offer is characterised by a mid-range of properties, with above average
representation of semi-detached homes and those with 2 or 3 bedrooms. Over 70% of
households are owner occupiers. The nature of the housing offer probably contributes to
affordability issues for households on lower incomes.

• The population structure differs across the two authorities. Runnymede has a younger
population than Spelthorne whose population is more biased towards working aged adults
aged between 30-60.
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