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Executive Summary

Introduction

1. This report presents the findings of a private sector housing stock condition survey
carried out for Southwark Council. The survey included dwellings owned by
registered social landlords (RSL).

2. The work has been undertaken with due regard to Government guidance, especially:

 ‘Collecting, Managing and Using Housing Stock Information –a good practice
guide’ (DETR) (updated 2000).

 A Decent Home: The definition and guidance for implementation, ODPM,
February 2004, updated in June 2006

 ‘Decent Homes: Capturing the standard at the local level - A supplementary
annex to Collecting, Managing and Using Housing Stock Information - A Good
Practice Guide(DETR 2000)’, ODPM, 2002.

 Housing Health and Safety Rating System Operating Guidance: Housing Act
2004 Guidance about inspections and assessment of hazards given under
Section 9, ODPM, February 2006

3. The data presented is based on surveys completed in 2008 at over 1270 randomly
selected dwellings throughout Southwark and the results have been adjusted to
reflect the composition of the private sector housing stock in the borough, including
dwellings owned by registered social landlords.

The results are statistically robust and provide an accurate reflection of housing
conditions in the private sector during 2008.

4. This Executive Summary provides a flavour of the key points and findings from the
survey. A definitive main report has been produced as well as sub area reports for the
four quadrants in Southwark:

 North East
 North West
 South East
 South West

Additionally, a sub area report has been produced for the renewal areas of East
Peckham and Nunhead.

These reports contain significantly more information than is reproduced in this
Executive Summary, which will concentrate only on reporting data applicable to the
whole borough.

A map of the sub areas is shown on the following page.
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Southwark Sub Areas
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Stock Profile

5. There are approximately 77,000 private sector, including RSL, dwellings in
Southwark, of which 5 out of 10 dwellings are in owner occupation, 3 out of 10
dwellings are privately rented and 2 out of 10 dwellings are owned by RSL (Figure 1).
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6. About 3.3% of dwellings in the private sector including RSLs were vacant at the time
of survey.

Figure 1

Tenure Profile of Dwellings in the Stock Survey
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7. About two fifths of dwellings are old and built before 1919. A further two fifths,
however, have been constructed since 1964. The remaining fifth were constructed
between 1919 and 1964 (Figure 2).

Figure 2

The predominant building types are purpose built flats and terraced dwellings (Figure
3).
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Figure 3

Dwellings types in the Stock Survey

37%

8%
3%

48%

4%

Terraced Semi-detached Detached Purpose Built Flat Non-Res. & Flat

Housing Health and Safety Rating System

8. The new measure of housing standards is the housing health and safety rating
system introduced by the Housing Act 2004. The system sets out 29 hazards that are
found to most commonly occur in dwellings.

9. In Southwark, key hazards identified in the survey were associated with excess cold,
various fall and trip hazards and those associated with fire.

10. Slightly less than two fifths of the dwellings in the private sector including RSL in
Southwark were identified as having a Category 1 hazard, representing about 28,700
dwellings.

Practically all dwellings with a Category 1 hazard were affected by the threat of
excess cold which is often associated with older harder to heat dwellings.

Decent Homes

11. The Decent Homes standard was introduced in order to deliver a government
commitment and to encourage the improvement of housing standards in, initially, the
social sector. The standard was soon extended to cover vulnerable households in the
private sector.

12. The standard has four parts and guidance states that in order to be regarded as a
Decent Home, a dwelling should:

 Be above the current statutory minimum standard for housing;

 Be in a reasonable state of repair;

 Have modern facilities and services; and

 Provide a reasonable degree of thermal comfort

13. Just over two fifths of occupied private sector homes in Southwark fail to meet the
Decent Homes standard, where the HHSRS is the current statutory minimum (Figure
4).
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14. Principal reasons for not meeting the standard are that the dwellings have a Category
1 hazard and fail to provide a reasonable degree of thermal comfort and/ or are not in
a reasonable state of repair.

Figure 4

Decency and Non Decency of Dwellings in the Stock Survey
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Liveability Survey

15. The main concerns are the adequacy of car parking, nuisance caused by street
parking, heavy traffic and railway and aircraft noise, and the condition of roads and
paths.

There are further concerns regarding the condition of the road surfaces, litter and
rubbish dumping and non-conforming use. There is also some minor concern
regarding shops and business, scruffy gardens, vandalism, non-conforming uses and
areas of grass planting.

16. Notably, the findings indicate only very minor problems with respect to vacant sites.
Overall in Southwark there was no reporting of major occurrence of any problems
arising from graffiti, industrial pollutants or industrial noise.

Energy Efficiency

17. The overall energy efficiency of the private sector housing stock (owner occupied,
private rented and RSL) in Southwark is better than the average across all tenures for
England with an average NHER of 7.1 and an average SAP of 59.

18. The total number of homes estimated to be at risk of fuel poverty (based on total
income net of tax and National Insurance) is about 15,416, or 20.1% of the total
number of households.

Costs to deal with identified problems

19. Some £98 million is required for urgent repair across the borough, rising to £126
million for all general repair, some £322 million for comprehensive repair and £1.6
billion for all repair and renovation costs over the next thirty years.

20. The total cost of remedying all Category 1 hazards is estimated as being in the region
of £64.1 million and this is spread over the sub areas as follows: NE = £6.5 million,
NW = £17.1 million, SE = £13.3 million and SW = £27.3 million. Comparable costs for
the renewal areas are: EP = £3.5 million and NU = £3.8 million.
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Socio Economic Assessment

21. Information was collected on the some socio economic characteristics of households
across Southwark, such as incomes, savings and benefit receipt.

22. About 1 in 3 households reported a total household income of less than £15,500 per
year. At the other end of the scale, slightly less than one quarter of households
reported a total household income of more than £60,000 per year (Figure 5).

Figure 5

Incomes for households in the Stock Survey
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23. Larger proportions of owner occupiers reported incomes in the highest categories.
Some one third of owners report incomes of more than £60,000.

Conversely, only very small proportions of private rented households or RSL
households reported incomes in this category.

24. Information was collected on the receipt of a range of means tested benefits.
.

About 8% of households confirmed receipt of income support, about 15% of
households received housing benefit, nearly 20% of households reported receiving
council tax benefit and nearly 3% reported receipt of attendance allowance (Figure 6).
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Figure 6

R eceipt o f se lected B enef its by ho useho lds in the Sto ck Survey
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25. Over half of household reported that they had no savings or were in debt and about 1
in 5 households have savings of less than £5000. Conversely around 12% of
households reported savings of more than £20,000 (Figure 7).

Figure 7

Savings levels o f ho useho lds in the Sto ck Survey
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26. There are significant levels of equity in the homes of owner occupiers in Southwark. It
was assessed that in the case of 1 in 3 owners there was potential equity in excess of
£300,000 (Figure 8).
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Figure 8

Equity levels amo ngst o wner o ccupiers in the Sto ck Survey
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27. However, owner occupiers did not show enthusiasm for using available equity to fund
works to their homes (Figure 9).

Figure 9

How likely is the householder to fund various works from existing equity?
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28. Households were also asked to identify what ethnic group they identified with, using
the Southwark ethnicity categories.

About half of households considered themselves to be White British. Overall, a very
diverse range of identities are represented in the households in Southwark (Figure
10).

Please note that a logarithmic scale is used to show very small values.
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Figure 10

Ethnicity of household in the Stock Survey
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29. Finally, Figure 11 shows the range of household types found amongst households in
the stock survey. About 1 in 3 households were two adult households with no
children, 1 in 5 are single adult households and slightly less than 1 in 5 are
households of two adults and children.

Figure 11


