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Structure of this Summary  
 
The majority of this summary is general to the Strategic Housing Market Assessment (SHMA) 
carried out by Fordham Research for the Northern Sub-Regional Housing Group in 2006-7. This 
involved a combination of existing (secondary) data and a specific postal survey of each of the 
seven districts. The results have been produced in an overall Northern Sub-region report and two 
Housing Market Area (HMA) reports for the Northern and Nottingham Outer HMAs. The final part 
of the summary is specific to Bassetlaw District Council within the Northern Sub-region of the East 
Midlands. 
 
The SHMA process is a new one, and involves some new terms. For convenience key definitions 
are summarised here. There is a full Glossary at the end of the three main reports. 
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Table S1 Definition of key terms 

SHMA Strategic Housing Market Assessment 

HMA Housing Market Area 

PPS3 Planning Policy Statement 3: Housing from Communities and Local Government dated 

November 2006 

Annual Flows Flows of household moves within, into and out of an area. The data are based on 
standardised 2-year averages 

Financial 
capacity 

This term, developed by Fordham Research, includes income+savings+equity and is the 
information required to analyse the dynamics of housing markets in Britain, rather than 

household income alone, which was used previously before the growth in particular of 

equity from past home ownership 

BHM model Balancing Housing Markets model: developed by Fordham Research to enable possible 

directions of change to the housing market to be analysed, and also to analyse the levels 

of demand/supply which a housing market can in future support 

Social rented 

and intermediate 

housing 

Social rented is the traditional subsidised housing to let, and intermediate is housing that 

costs more than a social rent but less than the market (which at present is normally 

private rental rather than purchase). The distinction is required by PPS3. 

Housing market 

gaps 

The housing market ladder is an image used to describe the process whereby a 

household ‘climbs’ from one size of dwelling to a larger one (as the family size expands) 
and also from one tenure to another  (eg from private rental to ownership). We have 

developed a market gaps analysis to illustrate the market situation and to enable the 

updating of it. 
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1. Introduction 
 
 
S1.1 This summary presents the key results of the first SHMA carried out for the Northern Sub-

region of the East Midlands. The area was defined through research by DTZPieda, which 
suggested that within the area between South Yorkshire (and particularly the 
Sheffield/Rotherham conurbation) and Nottingham/Derby, there were two separate Housing 
Market Areas (HMAs).  

 
S1.2 These were defined in the Brief as the Northern (comprising the districts of Bassetlaw, 

Bolsover, Chesterfield and North East Derbyshire) and Nottingham Outer (including the 

districts of Ashfield, Mansfield and Newark and Sherwood). Separate reports have been 
prepared for each HMA and the Sub-region. 

 
S1.3 The general location of the Northern Sub-region is shown in the map below: 
 

Figure S1 Location of Northern sub-region 

 
Source: Figure 1.1 of the Northern Sub-region Report 2007 

 
S1.4 The Northern and Nottingham Outer HMAs are shown in more detail on the next map: 

© Crown copyright 
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Figure S2 Sub-areas of the Northern sub-region 

 

Source: Figure 1.2 of the Northern Sub-regional Report 2007 

 
S1.5 The Brief for this study (Section 2) summarises the recent history of the area: 

 
The area (a mix of rural and urban) has had a somewhat painful period of restructuring as 
the economy has moved away from traditional heavy industry and coal mining.  The 
process of industrial decline has left the sub-region with an oversupply of traditional 
terraced housing in poor condition and contributes to unattractive environments.  There is a 
lack of higher quality housing in the area  

 
S1.6 The main purpose of the Brief is stated (Section 1) as being ‘to establish a strong evidence 

base to develop long term strategic views of housing need and demand to inform [housing 
and planning strategies] ‘ and ‘to justify a certain level of affordable housing… and how 
housing need translates into different sizes and types of affordable housing’.  

 

Sub areas of the 
Northern sub region 
 

Northern HM 
 
Nottingham       
Outer HM 

© Crown copyright 
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S1.7 Government Guidance (PPS3 of November 2006) has established a new form of study, the 
SHMA, of which this is an early example. PPS3 breaks new ground by asserting that the 
‘evidence base’ of studies such as this should be more influential in determining policy than 
has been the case. It also stresses that such studies should cover all tenures (unlike 
previous ones which had been limited to affordable housing) should involve stakeholders, 
and should be quite prescriptive both about the types and sizes of new dwellings that are 
built for sale and private rent, as well as defining how much of the need for (subsidised) 
affordable housing should be for social rent (the traditional type) and how much should be 
‘intermediate’ between a social rent and market entry (to rent or buy).  

 
S1.8 The main basis for the study is a primary postal survey of some 8,000 households across 

the sub-region, whose results were weighted to ensure its accuracy, combined with a large 
range of existing (‘secondary’) data that has already been collected, such as the 2001 
Census. A Technical Appendix supports all three reports, and contains much of the detailed 
secondary information used in the study. 

 
S1.9 Since less than about 10% of households move each year, and smaller percentages move 

into each particular tenure, it is fairly clear that primary data is the only available route to 
analysing market dynamics. No secondary source can provide the necessary range of 
information for the relatively small population groups involved, and only primary data can be 
used to track the movements into and out of the relatively small areas involved in housing 
markets. Key information for this includes the overall financial capacity of households 
(household income + savings + equity), and the intentions of future movers. Moreover the 
information must be held in the same database to permit analysis of past and future 
planned moves in relation to financial capacity.  

 
S1.10 A large scale consultation with stakeholders was carried out. This included both public 

sector and private sector bodies. One of the most frequently raised issues was ‘affordability’ 
of housing, in view of recent price rises, and the difficulties that this imposes in an area 
where housing had traditionally been quite affordable. Questions were raised by some 
stakeholders about regeneration projects such as that in the Meden Vale, if the market 
were to turn down, and about such issues as the effects on Bassetlaw in particular of the 
new Robin Hood Airport in Doncaster Borough. The nomination of Newark as a New 
Growth Point occurred late in the project, but clearly that event will change the perceptions 
of this part of the sub-region and create a much stronger urban centre in Newark.  
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2. Housing markets and their boundaries 
 
 
S2.1 There is as yet no clear definition of how to assess the boundaries of housing markets. An 

idealised rule of thumb has developed during the past decade that a housing market exists 
where some 70% of the home moves and 70% of the journeys to work exist within a given 
area: it is a single housing market. Unfortunately very little of England shows a neat pattern 
of such self contained markets. This is even more true if the notion of a housing market is 
extended to include wider aspects of lifestyle such as shopping and recreation: the 
‘markets’ for these are somewhat hierarchical, in that there are local and more general 
markets, but in many cases the ‘markets’ are regional or national in character, and have 
little local meaning. 

 
S2.2 Home moves and commuting to work have different dynamics, even though they are 

related. In particular it is common to find that commuting zones are wider than the areas of 
movement of homes. Individual commuting distances as well as home movement distances 
are quite short: 10-20 miles is common. The length of move and journey to work is strongly 
linked to financial capacity (income + savings + equity (capital from house price increase in 
most cases)). The newbuild sector of the housing market is a small fraction of the total, and 
most transactions (to buy or rent) are of second-hand housing. 

 
S2.3 Since this is a housing study rather than a transport one, it is considered that home moves 

are the more important measure in looking at the scope of housing markets. At the overall 
level of the two HMAs, the moves in 2006 were as follows (rounded from Table 3.1 in the 
Sub-regional Report): 
 
Northern HMA 28,000 (of the 167,000 households) and 67% moved within the same HMA 
 
Nottingham Outer HMA: 24,000 (of 139,000 households) and 66% within the same HMA 

 
S2.4 This shows a relatively high level of self containment. The actual movement zones are 

more local within the HMAs themselves, so that if the Northern Sub-region is looked at in 
the same way, it still show about two thirds self containment. As the scale grows smaller, so 
the level of self containment gets less: at district level it is about 50%, and for sub-areas 
within districts self containment is lower than that.  

 
S2.5 The Brief asked us to consider two specific questions on the boundaries of the HMAs. The 

first question was whether the Northern HMA was so closely linked to the 
Sheffield/Rotherham HMA to its north, that it should be viewed as part of that conurbation. 
The following table summarises the volume of moves within and into the Northern Sub-
region: 
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Table S2 Moves within and from outside the sub-region 

Local authority 
Number of 

moves 

Number of 
moves from 
Sheffield/ 

Rotherham 

Number of 
moves from 
Nottingham 

% of moves 
from 

Sheffield/ 
Rotherham 

% of moves 
from 

Nottingham 

% of moves 
from Notts/ 
Sheffield/ 

Rotherham 

Ashfield 7,808 143 647 1.8% 8.3% 10% 

Bassetlaw 9,349 219 164 2.3% 1.8% 4% 

Bolsover 5,520 166 23 3.0% 0.4% 3% 
Chesterfield 7,410 536 60 7.2% 0.8% 8% 

Mansfield 7,859 0 148 0.0% 1.9% 2% 

NE Derby 6,077 724 0 11.9% 0.0% 12% 

Newark & Sherwood 8,026 145 320 1.8% 4.0% 6% 

Source: Table 4.3 of the Northern Sub-region Report 2007 

 
S2.6 As can be seen from this table, which covers both HMAs, there is relatively little movement 

into the Northern HMA districts from Sheffield/Rotherham, though clearly NE Derbyshire 
receives a significant inflow from that conurbation. However the link is not close enough to 
make the Northern districts a plausible part of the Sheffield/Rotherham HMA. It is 
concluded that the Northern HMA is better seen as separate. 

 
S2.7 The other boundary question we were asked was whether Hucknall, which is the 

southernmost of the three towns that make up Ashfield, is really part of the Nottingham 
Core HMA rather than of the Nottingham Outer HMA. There is no doubt that Hucknall has 
the character of a suburb of the Nottingham conurbation, as do other parts of the 
Nottingham Outer HMA, which contains many who commute into the City to work. 

 
S2.8 As can be seen from the table below, just under 40% of the movers to Hucknall averaged 

over the past two years originated within Hucknall itself. Bearing in mind that at the HMA 
scale the self containment level is about 67%, and at district level 50%, the 37% 
containment level for an area as small as Hucknall is high. It confirms the opinions of estate 
agents who expressed the independent view that Hucknall is a relatively self contained 
housing market. 
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Table S3 Previous location of households living in Hucknall 

Current location 
Location of previous 
home Hucknall 

Rest of 
Ashfield 

Total 

Hucknall 758 368 1,127 
Rest of Ashfield 26 3,121 3,148 
Nottingham 391 256 647 
Elsewhere 848 1,998 2,846 

Total 2,024 5,743 7,767 
Source: Table 4.6 of the Sub-regional Report 2007 

 
S2.9 The conclusion of this study is that Hucknall is best seen as part of the Nottingham Outer 

HMA. It is clearly a marginal decision either way, as it is near the boundary of two housing 
markets. It is quite self-contained for its scale and so definitely not an integral part of the 
Nottingham Core HMA. It is quite separate from the rest of Ashfield, but is administratively 
part of that district. There is a concern that because Hucknall has been treated as part of 
the Nottingham Outer HMA, it has been allocated a significant part of the RSS target for 
Ashfield. The implication being that properly speaking this target should be allocated to the 
City of Nottingham. This view is not correct, as the market demand from Ashfield as a 
whole is much greater (see Table S24) than the current draft RSS target for Ashfield (the 
Council itself still has some concerns, as detailed in the Technical Appendix D2). The 
market demand from Ashfield, however, is more than enough to justify the existing draft 
RSS target: the target for Hucknall is not a surrogate for Nottingham City’s. On balance it is 
more sensible to see Hucknall as part of the wider Nottingham Outer HMA. 

 
S2.10 In the case of both boundary questions our conclusion is that the two existing HMAs are the 

best available boundaries in current housing market circumstances. 
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3. Current housing market  
 
 
S3.1 Although the sub-region is recovering from de-industrialisation, the housing stock is 

growing at a similar pace to the national rate: 
 

Table S4 Change in Housing Stock 1995-2004 

Area Stock 1995 Stock 2005 
Absolute 
change 

% change 

Ashfield 89,830 94,180 4,350 4.8% 
Bassetlaw 44,317 47,769 3,452 7.8% 
Bolsover 30,288 33,053 2,765 9.1% 
Chesterfield 42,997 47,060 4,063 9.4% 
Mansfield 42,887 45,463 2,576 6.0% 
Newark & Sherwood 43,822 48,514 4,692 10.7% 
North East Derbyshire 40,622 42,571 1,949 4.8% 
Nottingham Outer HMA 176,539 188,157 11,618 6.6% 
Northern HMA 158,224 170,453 12,229 7.7% 
Northern sub-region 334,763 358,610 23,847 7.1% 
East Midlands 1,701,434 1,867,572 166,138 9.8% 
Great Britain 20,321,747 21,739,151 1,417,404 7.0% 

Source: Table A3.7 of the Technical Appendix 

 
S3.2 As can be seen, Newark and Sherwood shows the most rapid growth, but Chesterfield and 

Bolsover show rates close to the regional one, and above the national rate. In this historical 
view, Ashfield and NE Derbyshire show the lowest rates of growth. 

 
S3.3 The Northern Sub-region has a very small Black and Minority Ethnic (BME) population (1% 

compared with 6% in the East Midlands and 9% for England and Wales). This is related 
both to the relatively self contained character of the town based communities involved, and 
to the relative lack of past growth which might have attracted new communities to settle in 
the sub-region. 

 
S3.4 The tenure pattern across the sub-region shows a higher proportion of social rented 

housing than the regional average, though not much above the national one. It is also 
noticeable that the Nottingham Outer HMA shows significant proportions of social rented 
housing ‘difficult to let/low demand’ as well as private sector low demand. In more detail, 
this problem is especially characteristic of Mansfield, which has high percentages of such 
problems and also a clearance programme to address it. 
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Table S5 Housing stock – 2005 

 
Nottingham 
Outer HM 

Northern HM East Midlands England 

Social rented 18.3% 20.8% 16.8% 18.4% 
Other public 0.0% 0.0% 0.2% 0.4% 
Private sector 87.1% 79.2% 83.0% 81.2% 
Social rented difficult to let 3.3% 0.7% 2.7% 3.1% 
Social rented low demand 6.0% 0.2% 3.2% 5.2% 
Private sector low demand 3.2% # 0.7% 3.0% 
Total dwellings vacant 2.9% 3.7% 3.1% 3.1% 
Social rented vacant 2.9% 0.4% 2.2% 2.2% 
Other public sector vacant 0.0% 0.0% 22.6% 6.9% 
Private sector vacant 2.8% 3.4% 3.3% 3.3% 

Source: Table A3.2 of the Technical Appendix 

# - Figure unavailable 
 

S3.5 Another view of the industrial legacy can be seen in the indices of deprivation, where all the 
districts are in the more acute (lower numbers) half of the 354 national number of districts. 
In the context of the table above the high level of deprivation in Mansfield is clear, but 
almost equally the problems of Bolsover, which does not show such problems of low 
demand in its social rented sector. 

 

Table S6 Indices of Deprivation 

Area Rank 

Mansfield 33 
Bolsover 46 
Ashfield 66 
Chesterfield 73 
Bassetlaw 82 
Newark & Sherwood 143 
North-East Derbyshire 151 

Source: Table 6.8 of the Sub-regional Report 2007 

 
S3.6 In terms of educational qualifications the population is not very well equipped: 17% of the 

Northern HMA have NVQ4+ qualifications and only 15% of the Nottingham Outer. This 
compares with 22% for the East Midlands and 25% for England and Wales. This is another 
feature of the post-industrial legacy: it was quite common especially in mining areas for 
such qualifications to be viewed as inferior to the then highly paid skilled manual trades 
involved in mining and manufacturing. The legacy of low qualifications and training is a long 
one, and is reflected in the relatively modest growth in higher paid occupations forecast 
over the next two decades for the sub-region. 
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S3.7 The EMDA Regional Economic Strategy for 2006-2020 envisages improvements, but the 
nature of the skills base limits the likely range of future growth. The Northern Sub-region is 
the least developed of the East Midlands regions, although it has some notable advantages 
in general location for communications (Northern HMA in particular) and growth due to 
proximity to the major conurbations (which affects the Nottingham Outer HMA more than 
the Northern one). 

 

Table S7 Occupation groups (all people aged 16-74 in employment) 

 
Nottingham 

Outer HM 
Northern 

Northern 

Sub-region 
England 

Managers & senior officials 14.1% 11.6% 12.8% 14.9% 

Professional occs 8.5% 9.8% 9.2% 12.5% 
Associate professional & technical occs 9.0% 10.5% 9.8% 14.2% 

Administrative & secretarial occupations 12.0% 11.1% 11.5% 12.6% 

Skilled trades occupations 15.6% 12.3% 13.8% 11.0% 

Personal service occs 8.5% 10.2% 9.4% 7.8% 

Sales & customer service occs 7.1% 7.7% 7.4% 7.7% 
Process, plant & machine operatives 12.0% 10.4% 11.1% 7.5% 

Elementary occupations 13.2% 16.2% 14.9% 11.4% 

All persons 16-74 100.0% 100.0% 100.0% 100.0% 

Source: Table A5.10 of the Technical Appendix 

 
S3.8 It can be seen from this table that the two top categories are poorly represented in the 

Northern Sub-region: about 22% of all employees as compared with 27% at the national 
scale. The opposite is true of the bottom two categories, which are 19% of the England total 
and 26% of the Northern Sub-region total. 

 
S3.9 Overall earnings reflect the Sub-region’s character: an average of £25k of household 

earnings (for full time earners) in Northern HMA and £23k in Nottingham Outer. The 
comparable figure for the East Midlands is £26k and for England is £29k. These averages 
conceal both much higher segments of the sub-region (especially the rural areas in the 
east) and much poorer ones in the more deprived towns. 

 
S3.10 In terms of travel to work, the main pattern is of internal movement within the Northern Sub-

region (some 55,000 daily trips) as compared with trips to and from the major conurbations 
to north and south (30,000 in and 40,000 out).  

 
S3.11 There was, at the Census of 2001, a small net immigration, coming from both north and 

south into the Sub-region. All districts apart from Chesterfield and Mansfield showed a net 
inflow. The numbers of moves, both within and into the Northern Sub-region was at that 
time quite small, and is consistent with the quite localised housing markets found within the 
sub-region.  
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S3.12 The situation has evolved since then, with in-migration having grown considerably. The 
average in-migration at the time of the 2001 Census was about 1,000 into each HMA 
(1,100 into Northern and 1,400 into Nottingham Outer) but the Regional Plan projection to 
2026 expects an annual inflow of about 2,000 into the Northern HMA and 2,200 into 
Nottingham Outer. This is ahead of current performance in the Northern HMA (1,400 in 
2004) but much the same as Nottingham Outer (2,100 in 2004).  
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4. Future housing market 
 
 
S4.1 The future housing market of the Northern Sub-region is affected by many forces. The most 

prominent are the demographics of household change and the prospects for employment. 
These are considered below. 

 
S4.2 The context for the future housing market is implied by the official ONS population 

forecasts, in that it indicates the levels of growth envisaged for each HMA: 
 

Table S8 Population change in Nottingham Outer HM 

area 2006-2026 

Date Population Change % change 

2006 323,400 - - 

2011 329,700 6,300 1.9% 
2016 336,400 6,700 2.0% 

2021 343,400 7,000 2.1% 

2026 349,500 6,100 1.8% 

TOTAL - 26,100 8.1% 

Source: Table A6.2 of the Technical Appendix 

 

Table S9 Population change in Northern area 2006-2026 

Date Population Change % change 

2006 383,600 - - 

2011 390,700 7,100 1.9% 

2016 398,200 7,500 1.9% 
2021 405,900 7,700 1.9% 

2026 412,500 6,600 1.6% 

TOTAL - 28,900 7.5% 

Source: Table A6.3 of the Technical Appendix 

 
S4.3 As can be seen, the rates of growth are quite similar for each HMA. The detail of the 

forecasts to 2026 also implies an ageing of the population, which is common across most of 
the country, with very large increases in all the decennial groups from aged 65 onwards. 

 
S4.4 When the population figures are looked at over the same period in terms of household 

change, they are shown to increase, but at lower than the regional or national rate. 
Nottingham Outer is shown to increase by slightly more than the Northern HMA. 
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Table S10 Household projections  

 H’hlds ‘000s 

Date 
Nott Outer 

HM 
Northern 

East 

Midlands 
England 

2006 139 167 1,839 21,485 
2011 146 175 1,942 22,566 

2016 154 183 2,048 23,705 

2021 160 191 2,146 24,781 

2026 165 197 2,230 25,713 

Change 2006-2026 26 30 391 4228 
% change 2006-2026 18.7% 18.0% 21.3% 19.7% 

Source: Table 6.16 of the Technical Appendix 

 
 
S4.5 Economic growth for the East Midlands is forecast by EMDA to be at around 2.6% for the 

period 2004-14, which is about the same as the national rate. The Northern Sub-region as 
a whole is forecast to grow at the same rate. However home based income levels are much 
higher than work based ones, implying that the more highly paid workers in the sub-region 
commute to jobs elsewhere (mainly in the conurbations to north and south). The nature of 
the growth is not expected to be high in the high-value areas. This is implied by the low 
levels of VAT registrations: the lowest in the East Midlands. Regeneration will be a key 
policy for some years to come. The quality of new (service) jobs does not always match the 
quality of the (mining and manufacturing) jobs lost. The location of the sub-region in relation 
to the M1 and to the conurbations offers opportunities but ‘many communities are small and 
relatively isolated from services and employment’. 

 
S4.6 In terms of planned future growth, the overall draft targets for annual housebuilding in the 

sub-region is as follows: 
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Figure S3 RSS/Regional Plan draft dwelling targets 

 
Source: Figure 5.1 of the Sub-regional Report 2007 

 
S4.7 As can be seen, the numerical targets are all higher for the Nottingham Outer three districts 

than for the Northern HMA ones. This point is reviewed later when considering future 
growth possibilities. 

 
S4.8 Current house prices in the sub-region are lower than the East Midlands average, itself 

76% of the England and Wales average. The Northern Sub-region index is 67% of the 
national figure, which is quite low. It has, however, grown at a slightly faster rate to the 
regional and national figures but from a lower base: 
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Figure S4 Land Registry price changes 2001 - 2006 (1st quarters) 
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Source: Figure 6.1 of the Sub-regional Report 2007 

 
S4.9 The general picture shown by the forecasts for the Northern Sub-region is rather like the 

above graph: growth but at a rate slower than the national or regional average. 
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5. Dynamics of the housing market 
 
 
S5.1 The survey information allows detailed analysis of the flows of households moving within, 

into and out of the sub-region. The following diagrams summarise the flows for the two 
HMAs that make it up: 

 

Figure S5 Northern Sub-region annual cycle – All Movers 

 
Figure S6 Northern Sub-region annual cycle – All Movers in Sub Areas   

  

Source: Figures 8.1 and 8.2 of the Northern Sub-region Report  
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S5.2 These show blue (existing households without children), yellow (existing households with 
children, normally younger) and emerging households (mauve). The overall result of these 
flows is a net inflow to the Northern Sub-region of 3,215 households per annum. It is 
important to bear in mind that the outflow of newly forming households does not vacate any 
dwelling (by the fact of their being newly forming), and so this outflow is not counted when 
calculating the net position. 

 
S5.3 When allowance is made for dissolutions (mainly through death) and net newly forming 

households within the sub-region an overall total of 5,655 households is added to the Sub-
regional total each year at present rates.  

 
S5.4 The character of in-migrants varies widely with tenure: 
 

Table S11 Characteristics of moving households (Northern sub-region) 

Destination tenure 
and origin of 
mover 

Income 
Average 

households 
size 

Average age of 
head 

Proportion with 
employed household 

member 

Owner occupation 

In-migrant £35,585 2.44 41.6 85.0% 

Existing £32,997 2.38 40.6 87.2% 

Private renting 

In-migrant £20,151 1.97 39.1 62.8% 

Existing £14,645 2.31 36.6 65.7% 

Affordable (mainly social rented) 

In-migrant £9,926 1.88 51.2 35.5% 

Existing £9,846 1.98 46.6 33.8% 

Source: Table 8.9 of the Sub-regional Report  

 
S5.5 As can be seen, the incoming buyers are older and more highly paid than incoming private 

renters, while both groups of in movers are much more highly paid than the internal 
movers. This is consistent with the growing role of the sub-region as a home for commuters 
to the big conurbations to the north and south of it.  

 
S5.6 It is vital to examine the financial capacity of movers (income+savings+equity) as otherwise 

it is impossible to understand the dynamics of the housing market. For example: almost 
everyone wants to be an owner occupier, but who can actually afford it in a given market 
situation? 
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Table S12 Financial capacity of movers 

Topic 
Northern Housing 

Market Area 
Nottingham Outer 

Housing Market Area 

Incoming private renters 

1. Mean income  £20k pa x 3 = £60k £21k pa x 3 = £63k 

2. Mean savings £8k  £3k  

Financial capacity to buy £68k £66k 

Incoming buyers 

3. Mean income £34k pa x 3 = £102k £36k pa x 3 = £108k 

4. Mean savings £21k £24k 

5. Mean equity £92k £85k 

Financial capacity to buy £215k £217k 

Source: Table 9.5 of the Northern Sub-region Report 2007 

 

Figure S7 Northern sub-region financial capacity of movers 

 

Source: Figure 9.1 of the Northern Sub-region Report 

 
S5.7 The map including financial capacity makes it clear that, even in a relatively low priced area 

like the Northern Sub-region, there is still an enormous gulf between market renters and 
those who can afford to buy. It is much the same in both HMAs.  
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6. Balancing the Housing Market 
 
 
S6.1 There is a long history in Government Guidance of wishing to see more sustainable 

communities, where the mix and balance of development, including housing development, 
is improved. The SHMA process calls for assessment of the housing market. 

 
S6.2 The issue of balance is important in considering the future of a housing market. In the past 

it has been common to evaluate the need for extra sizes and tenures of housing by 
examining the household projections and taking the extra household profile to indicate the 
sizes required. This makes the implicit, and normally wrong, assumption that the present 
situation is one of balance. Very few housing markets are balanced, in the sense that their 
housing stock is perfectly matched to the households within it, or to any notion of balance 
applied to the mixture of tenures. The normal situation is one of imbalance. Hence it is 
important to start with a clear idea of the nature of the imbalance in the market concerned. 

 
S6.3 Fordham Research has developed a Balancing Housing Market (BHM) analysis based on a 

mixture of past trends and future expectations. Experience with survey data has shown that 
households are good at distinguishing aspiration (what we want) from expectation (what 
housing moves are planned in the near future). Both questions are asked in the surveys. 
The expectation data provides the most realistic available information on how the housing 
market will move in the future. 

 
S6.4 The BHM results can be left ‘unconstrained’ to go where the market indicates, or 

‘constrained’ by limiting any growth to the Regional Spatial Strategy (RSS) target. In both 
cases the numbers indicate the relative surplus and shortfall of each type and tenure of 
housing. It is important to bear in mind that the annual numbers in the tables below are a 
small fraction of much larger totals. The annual moves are in the thousands, and the 
shortages or surpluses are a few hundred. This point is also important in considering 
negative figures (surpluses). A surplus in this analysis does not mean vacant dwellings, but 
rather under-occupied ones, and ones which are occupied only because the household 
cannot move to the intended tenure/size of dwelling. 

 
S6.5 The following tables show the results for the Northern Sub-region and its two HMAs both 

unconstrained, and constrained to the Draft RSS target. They appear as Tables 10.2 to 
10.7 in the Northern Sub-region report, and each HMA’s tables appear in the equivalent 
chapter of the HMA reports. 
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Northern Sub-region 
 

Table S13 BHM –Northern Sub-region unconstrained 

 1 2 3 4+ TOTAL 

Owner-occupied 1,220 1,333 -215 483 2,820 
Private rent 818 532 -194 -17 1,140 
Intermediate 61 121 59 30 271 
Social rent -166 1,051 604 -65 1,424 

TOTAL 1,933 3,037 254 431 5,655 
Source: Northern Sub-region SHMA 2006 – primary data 

 

Table S14 BHM – Northern Sub-region constrained to 2,835 

 1 2 3 4+ TOTAL 

Owner-occupied 1,183 896 -1,154 37 962 
Private rent 715 196 -349 -49 513 
Intermediate 61 104 59 30 254 
Social rent -259 908 527 -70 1,106 

TOTAL 1,701 2,104 -917 -52 2,835 
Source: Northern Sub-region SHMA 2006 – primary data 

 
Northern HMA 
 

Table S15 BHM –Northern HMA unconstrained 

 1 2 3 4+ TOTAL 

Owner-occupied 404 476 -403 223 700 
Private rent 371 402 -84 -29 660 
Intermediate 18 25 -13 0 30 
Social rent -96 785 284 5 977 

TOTAL 696 1,688 -216 199 2,367 
Source: Northern Sub-region SHMA 2006 – primary data 

 

Table S16 BHM – Northern HMA constrained to 1,370 

 1 2 3 4+ TOTAL 

Owner-occupied 394 297 -696 81 76 
Private rent 319 284 -125 -43 434 
Intermediate 18 23 -13 0 28 
Social rent -144 713 262 2 832 

TOTAL 587 1,316 -572 39 1,370 
Source: Northern Sub-region SHMA 2006 – primary data 
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Nottingham Outer HMA 
 

Table S17 BHM –Nottingham Outer unconstrained 

 1 2 3 4+ TOTAL 

Owner-occupied 816 856 189 260 2,120 
Private rent 447 130 -110 12 480 
Intermediate 44 95 71 30 240 
Social rent -70 267 320 -70 447 

TOTAL 1,237 1,349 470 231 3,287 
Source: Northern Sub-region SHMA 2006 – primary data 

 

Table S18 BHM –Nottingham Outer constrained to 1,465 

 1 2 3 4+ TOTAL 

Owner-occupied 785 629 -506 -62 846 
Private rent 416 -89 -241 -2 84 
Intermediate 44 77 71 30 222 
Social rent -97 221 259 -70 313 

TOTAL 1,148 838 -417 -104 1,465 
Source: Northern Sub-region SHMA 2006 – primary data 

 
S6.6 The overall demand/need for the Northern Sub-region is shown to be much greater than the 

overall allocation of new housing to the area. In each case the unconstrained demand/need 
is about twice the RSS target, though Nottingham Outer shows a stronger unconstrained 
demand than does the Northern HMA. This issue is discussed further in Section 11 below. 

 
S6.7 In the following table the percentages of types of housing, in both unconstrained and 

constrained modes, is set out. ‘Market housing’ is owner-occupied and private rented, while 
the split in the lower part of the table is between intermediate housing (between a social 
rent and a market rent) and a social rented level. 
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Table S19 Percentage results of BHM analyses 

Area/topic 
Northern Sub-

region 
Northern HMA 

Nottingham Outer 
HMA 

Market/affordable housing 
percentage split (unconstrained) 
 

71%/29% 57%/43% 79%/21% 

Market/affordable housing split 
(constrained to draft RSS target) 
 

52%/48% 37%/63% 63%/37% 

Percentage split of affordable 
(Intermediate/social) tenures 
(unconstrained) 
 

16%/84% 3%/97% 35%/65% 

Percentage split of affordable 
(intermediate/social) tenures 
(constrained) 

18%/82% 3%/97% 41%/59% 

Source: Northern Sub-region SHMAs Fordham Research 2007 

 
S6.8 The unconstrained version shows much higher market percentages, as the constrained 

process involves cutting down in-migration. In-migration is usually driven, as here, by 
market purchase. As will be noted from the analysis of financial capacity above, incomers 
show higher financial capacity. Hence in general the constraining process reduces the 
proportion of affordable housing. 

 
S6.9 It can easily be seen that market housing is much stronger in the Nottingham Outer as 

compared with the Northern HMA. Indeed the constrained version of the Northern HMA is 
unlikely to be practicable: if as normally is the case, affordable housing is funded by market 
housing, a figure of 37% market housing is not practical. It would have to be probably 
around 65% to produce viable development (although each site varies somewhat).  

 
S6.10 Hence, on the market/affordable balance we can conclude: 
 

i) In the Northern HMA the RSS  target is likely to produce an unviable mix of 
market/affordable housing. Extra in-migration (outside the scope of the BHM, as is 
necessary in Bassetlaw, which has no net market demand) will be required to make 
overall viable developments. That means that a substantial fraction of the affordable 
need will be unmet. 
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ii) In the Nottingham Outer HMA the balance of market and affordable housing in both 
unconstrained and constrained versions looks viable. Hence if the RSS target is met 
it is likely that the best mix of market and affordable housing will in fact be feasible. 
Clearly there is scope for a lot more market housing in the Nottingham Outer HMA 
over and above the RSS target. 

 
S6.11 In terms of intermediate vs social rented housing the issue is not much different as between 

constrained and unconstrained BHMs. The picture is: 
 

iii) There is very little need for intermediate housing in the BHM in Northern HMA. 
There is a greater need for this indicated in the CLG Needs model and so higher 
targets than 3% are set in the Affordable Housing targets section below. 

 
iv) In Nottingham Outer HMA the position is the opposite: much more need for 

intermediate housing than the usual level of targets. 
 
S6.12 The distinction between intermediate and social rent, though strongly made in PPS3, is not 

of much practical importance, since no housing provider has yet produced a range of 
intermediate housing that is affordable to many of those in intermediate need. Any such 
housing tends to be right at the top of the range. This point is illustrated in the tables at the 
end of this summary (S31 and S32). 

 



Northern  Sub-Regional  Hous ing Group – SHMA – Basset law Execut ive Summary 

Page 28 



7.  Levels  o f  hous ing needs and needs of  par t icu lar  groups 

Page 29 

7. Levels of housing needs and needs of 
particular groups 
 
 
S7.1 The annual level of housing need is 3,049 for the Northern Sub-region, about equally 

divided between the two HMAs. When indexed by dividing by the numbers of thousands of 
households in the sub-region, this produces an index of 10. This is a little higher than the 
Fordham Research Affordable Housing index for the East Midlands (8)  though below the 
national level (16).  

 
S7.2 The CLG Needs model suggests a higher fraction of intermediate housing in the Northern 

HMA, though not in the Nottingham Outer. This is different from the BHM finding (as the 
two models are based on somewhat different logic). The combined results were used to 
produce the suggested targets in Section 10 below. 

 
S7.3 With regard to special needs some 65,125 households had one of more special needs 

member. This is about 21% of the overall population, and is much higher than the average 
figure of 13-14%. It reflects the industrial past of the area: two thirds of the total is physically 
disabled and about a quarter frail elderly. The proportions are quite typical but the incidence 
much higher. The most commonly required improvement is level access shower unit. 

 
S7.4 About one third of the small (3,000 household) Black and Minority Ethnic (BME) population 

is concentrated in the district of Bassetlaw, but a BME population is found in all 7 districts. 
The households in the BME sector show larger households and have a greater tendency to 
be in the private rented sector and in unsuitable housing, but on average show higher 
household incomes. This is made up of a range of ethnic groups, but each is quite small 
and so it is not possible to provide further detail. 

 
S7.5 Just over 25% of households in the sub-region contain older persons only. This pattern is 

quite constant across the sub-region’s districts. Although most older persons (pensionable 
age: 65 for men, 60 for women) live in the private sector, almost 40% of the social rented 
sector is made up of older persons. Although they do not constitute many of the households 
in housing need, their future housing needs as they age, together with the high proportion 
which they make up of the social rented population, means that there are likely to be 
significant impacts in the future from changes within this group. 
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Figure S8 Tenure as a % of older person households 

Owner-occupied (no mortgage) Owner-occupied (with mortgage)

Social rented Private rented

 
Source: Figure 16.1 of the Northern Sub-region Report 2007 
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8. Rural issues 
 
S8.1 Unlike England, where about 20% of the population is rural (according to the Defra 

definition of towns with less than a 10,000 population) the Northern Sub-region is 
substantially more rural: about 29% of the population falling into this category (32% of the 
Northern and 25% of the Nottingham Outer HMAs). 

 
S8.2 Considerable analysis was carried out of the comparative rural and urban populations. The 

following tables suggest the pattern of types of households by using income data: 
 

Table S20 Average incomes urban/rural 

Area 
Average annual 

household income 

Nottingham Outer Urban £22,346 
Nottingham Outer Rural £29,887 
Northern HMA Urban £23,339 
Northern HMA Rural £26,830 

Total £24,359 
Source: Northern Sub-region SHMA 2006 – Table 12.4 

 

Table S21 Income banding urban/rural 

Income band 

Area Up to 
£20k 

More than 
£20k 

Total 

Nottingham Outer Urban 53.7% 46.3% 100.0% 

Nottingham Outer Rural 41.9% 58.1% 100.0% 

Northern HMA Urban 53.2% 46.8% 100.0% 

Northern HMA Rural 47.8% 52.2% 100.0% 

Total 51.2% 48.8% 100.0% 

Source: Northern Sub-region SHMA 2006 – Table 12.5 

 
S8.3 The two tables show that although rural incomes are much higher, the rural population 

contains a significant fraction of households on lower incomes (below £20k). Since the rural 
populations have much worse access to facilities and services, this means that the poorer 
rural population is relatively disadvantaged. This observation is generally recognised (and 
discussed in Technical Appendix E1, which reviews policy in rural areas). 
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S8.4 The advantage of the rural survey is that it enables specific numbers to be attached to 
these general observations. As can be seen from the table below the rural figures for the 
lower income group are much higher than the urban. This disparity is even wider for access 
to banks, leisure facilities and, in particular, hospitals where the overall figures are high. 
The overall figure for difficulty in accessing hospital facilities is nearly twice as high for the 
lower income groups (48% compared with 29%) and in the rural case rises to 63-66%. This 
amounts to quite an acute problem. 

 

Table S22 Access quite or very difficult to grocery shops 

Income band 

Area 
Up to £20k 

More than 
£20k 

Total 

Nottingham Outer Urban 15.1% 4.5% 10.2% 
Nottingham Outer Rural 19.2% 8.8% 13.2% 
Northern HMA Urban 15.2% 6.4% 11.1% 
Northern HMA Rural 28.3% 13.8% 20.8% 

Total 17.7% 7.5% 12.7% 
Source: Northern Sub-region SHMA 2006 – Table 12.10 

 
S8.5 There is a strong relationship between commuting distance to work and income. Those with 

incomes below £20k rarely travel as much as 10 miles to work, whereas those with 
incomes over £40-50k travel over 20 miles.  

 
S8.6 The analysis of housing need suggest a slightly lower level of rural need, but this is 

tempered by the fact that the shortage of affordable housing in rural areas means that 
many rural households in need are obliged to emigrate to the towns. This can be seen, for 
example, by considering tied employment. Where this is agricultural, and therefore quite 
low paid, once it stops eg for reasons of retirement, there is little choice but to move to 
urban areas where the supply of affordable housing is greater. 
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9. Housing market gaps 
 
 
S9.1 The housing market shows major gaps in the costs of different housing tenures. These 

gaps have widened greatly over the past decade or so. The public in general is aware of 
the increasing ‘unaffordability’ of owner-occupation, but is not so well aware of the large 
gaps that exist between renting and buying (within the market zone), between newbuild and 
secondhand ownership, or between social renting and market renting.  

 
S9.2 The following diagrams show the information provided in greater detail later in this chapter. 

For illustration the charts show Bassetlaw from the Northern HMA and Ashfield from the 
Nottingham Outer HMA. The gaps are similar in both cases. 

 

Figure S9 Housing market gaps – Northern HMA 
(Bassetlaw) 

 
N.B. This figure shows the weekly costs of each tenure by the notional demand for it, shown by the orange curve 

Source: Figure 18.1 of the Northern Sub-region Report 2007 
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Figure S10 Housing market gaps – Nottingham Outer 
(Ashfield) 

 
N.B. This figure shows the weekly costs of each tenure by the notional demand for it, shown by the orange curve 

Source: Figure 18.2 of the Northern Sub-region Report 2007 

 
S9.3 As can be seen, in both cases: 
 

i) Market entry level is about 150% of the social rent level 
 

ii) Entry level to buy is about 150% of the entry level to private rent 
 

iii) Newbuild cost to buy is about 140% of the entry level to buy secondhand 
 
S9.4 The halfway point in the Intermediate range is marked (‘usefully affordable’) as if affordable 

intermediate housing is to assist those in intermediate housing need, it should be provided 
at no more than this cost. That is because only about a third of those in intermediate 
housing need are found above this line, and so even providing housing at £78-79 per week 
(or updated equivalent) is still only helping a minority of those in this group. There is little 
point in providing intermediate housing at the top of this range, as most of the people it can 
help can already afford market housing. 
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10. Affordable housing targets 
 
 
S10.1 Analysis of the levels of housing need in the BHM model, informed also by the CLG Needs 

model analysis has produced a set of affordable housing targets suggested below. In 
accordance with PPS3 these are shown by affordable tenure. The dwelling sizes are shown 
in the relevant district and HMA/Sub-region BHM tables. 

 

Table S23 Possible affordable housing target proposals 

Affordable housing 
District 

Social rented Intermediate 
Total 

Northern Housing Market Area 

Bassetlaw 30% 15% 45% 

Bolsover 30% 10% 40% 

Chesterfield 25% 15% 40% 

NE Derbyshire 25% 15% 40% 

Nottingham Outer Housing Market Area 

Ashfield 25% 15% 40% 

Mansfield 30% 10% 40% 

Newark and Sherwood 25% 15% 40% 

Source: Northern Sub-region SHMA 2007 

 
S10.2 There is a further practical problem, which is that at present few if any housing providers 

are producing any intermediate housing. Most schemes of shared ownership housing fall 
well into the ‘rent/buy’ gap of the above graphs. In other words it is Low Cost Market 
housing. This is perfectly justifiable, as there is a substantial group of households who 
cannot afford outright purchase but can afford a partial equity purchase. PPS3 allows 
councils to set targets for this category.  

 
S10.3 CLG does not recognise low cost market housing as ‘affordable’ (cf ‘Delivering Affordable 

Housing’ CLG November 2006, para 41) but it is similar in that it will only be built to the 
relevant standard and cost if required by the local authority, as no sensible housebuilder 
would sell for a much lower price than the newbuild one (as Tables S30 and S31 below 
illustrate is the case). Provided that design standards are maintained, low cost market 
housing can be a valuable addition to the stock, even though not intermediate. 
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11. Overall housing demand 
 
 
S11.1 Market housing demand can be viewed in the light of the BHM analysis and compared with 

the RSS target, which is partly derived from household growth (not a housing market driven 
number) and partly by past trends (which are driven both by the housing market and by 
public investment).  

 

Table S24 Targets related to recent completions 

District 
BHM Implied 

maximum 
newbuild rate(i) 

Draft RSS 
Target 

Net 
Completions 

2005/6 

Northern Housing Market Area 

Bassetlaw NIL 330 461 

Bolsover 345 350 278 

Chesterfield 402 360 258 

NE Derbyshire 277 330 333 

Total for Northern  1,024 1,370 1,330 

Nottingham Outer Housing Market Area 

Ashfield 697 455 512 

Mansfield 970 410 325 

Newark and Sherwood 1,302 600 565 

Total for Nottingham Outer  2,969 1,465 1,402 

 

Total for Northern Sub-region 3,993 2,835 2,732 

Source: Table 19.10 of the Northern Sub-region Report 2007 (i) The first column is derived from taking 1.4 times the owner occupied 

demand in the BHM. This reflects the assumption of about 40% affordable housing, based upon newbuild housing for sale. 
 

 
S11.2 A number of features of this comparison are significant: 
 

i) The potential overall level of newbuild from the BHM is about 140% of the current 
draft RSS target. This greater demand is not evenly split between the Northern and 
Nottingham Outer HMAs.  
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ii) The Northern HMA shows a lower total in the BHM as compared with the RSS. This 
is partly due to the fact that there is no market basis for a target in Bassetlaw. This 
results from the overall supply and demand in that district. However there is 
evidence of an active market in seeking planning permission in Bassetlaw, which 
given its location close to the South Yorkshire conurbation. Hence although there is 
no net demand/need based on households in and recently moved to Bassetlaw, 
there is still demand pressure from outside the district. Hence the reality is that a 
positive target would be justified. 

 
iii) As can be seen from the table, the main demand is in Nottingham Outer. All three of 

the Nottingham Outer districts have much greater demand than either current 
completions or the RSS target. The extreme case is in Mansfield, where the total 
demand is twice the target. This shows that the relative buoyancy of Nottingham 
Outer is not entirely a recent phenomenon. The proportionate split of households is 
45% Northern and 55% Nottingham Outer. The Census split of in-migration 
therefore shows that Nottingham Outer was attracting relatively more in-migration in 
2001.  

 
S11.3 There is some support for this pattern of findings in the 2001 Census, although that was a 

long time ago in terms of housing market dynamics, which can change quite substantially in 
as little as a year. In the Census (Table S24 above) the overall net growth, based on 
persons not households, was just under 1,000. Of that growth almost exactly two thirds 
(65%) was Nottingham Outer and a third was Northern.  

 

Table S25 Comparative growth in Northern and Nottingham Outer HMAs 

HMA 
Census 

Households 

Census net 
inward 

Migration 

Regional 
Plan/Draft 

RSS 

ONS Trend 
2007 SHMA 
BHM result 

Northern HMA 45% 35% 48/9% 40% 26% 
Nottingham 
Outer HMA 

55% 65% 51/2% 60% 74% 

Source: Census and Table S23 above 

 
S11.4 This comparison produces some informative patterns: 
 

i) The Plan division between the two HMA’s would suggest a desire to even up the 
population between them, to more like parity than the 45: 55 split shown in the 2001 
Census. The Regional Plan and Draft RSS figures are nearly the same. 

ii) This is clearly contrary to the pressure both of internal growth (the Household 
Projections (40:60) and in-migration (35:65) 
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iii) The SHMA’s BHM analysis is even more unbalanced (insofar as equal population 
between HMA’s is a target) by implying that the growth could be 26:74 if the market 
were given more leeway.  

 
S11.5 The closest result to the SHMA is the net migration data, and this is the nearest to a market 

indicator (although the Census cannot give a breakdown into the market relevant data such 
as household type and financial capacity). It does suggest that the pressure for growth is 
very strong in the Nottingham Outer HMA, and much more so than in the Northern. 

 
S11.6 That does not mean that such an outcome is desirable. There are many regeneration 

objectives which would be better served by more equal growth between the two HMA’s. At 
the same time the Newark New Growth Point, within the Nottingham Outer HMA is itself a 
regeneration tool, and there are a number of other regeneration objectives in both Ashfield 
and Mansfield which could be served by higher growth. Again this is not to say that such an 
outcome would be desirable in overall terms. The SHMA is intended to be an input into the 
policy debate, and not to determine policy matters. 

 
S11.7 If the higher level of demand indicated by the SHMA were realised, the effect over the 

current planning period to 2026 would be to result in about 25,000 more households in the 
sub-region. This could have policy advantages, as the current trend suggests that incoming 
households have higher financial capacity than existing sub-regional households. Even if 
they began as commuters to jobs in South Yorkshire or Nottingham, over a period some 
are likely to take or set up jobs more locally and thus increase the growth of the sub-
region’s economy. 

 
S11.8 There is a particular issue in relation to the Newark Growth Point. Its allocation of housing 

means that nearly all the RSS Growth Target for the district is now taken by Newark itself, 
leaving little for the rest of Newark and Sherwood District. The SHMA implies that the RSS 
target could be increased by around 50% without running short of demand. This would 
have the advantage of spreading the impetus of new development across the district, and 
also of providing new affordable housing in smaller towns and villages where it is needed 
as well as in Newark itself. Again this is simply the sketch of one possible outcome which is 
supported by the SHMA demand: it is no more than one possible scenario. 

 
S11.9 The following table summarises the growth implications of the three main growth rates 

considered here. 
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Table S26 Alternative annual growth rates 2006-2026  

 ONS Trend Draft RSS 2007 SHMA 

Northern HMA 1,444 1,370 1,024 

Nottingham Outer HMA 2,122 1,465 2,969 

Northern Sub-region 3,566 2,835 3,993 

Source: Table 20.12 of the Northern Sub-region Report 2007 

 
S11.10 The overall figures show that the ONS trend would produce a much higher overall growth 

than the RSS envisages, with the SHMA implying an even higher figure. Both the ONS 
figure (which relates to demography and not to the housing market) and the SHMA (which 
relates to the housing market) show that there is upward scope for the RSS target. Neither 
is of course conclusive evidence for raising the targets, but rather cause for policy debate. 
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12. Summary results for Bassetlaw District 
Council 
 
 
S12.1 Bassetlaw is a district with an attractive rural character, interspersed with towns many of 

which have an industrial and mining history. It lies on the south-western edge of the South 
Yorkshire conurbation, and has therefore is home to workers in that conurbation and also 
received in-migration from it.  

 
S12.2 One of the most surprising findings of the SHMA analysis was that there is no net market 

demand in Bassetlaw. There is a considerable turnover of buying and selling, but the 
housing stock is effectively in balance with the present population. There is evidence, via 
planning applications, of a vigorous demand for further housing which is understandable 
given the location of the district and its attractions. It is also likely that the new Robin Hood 
airport, just outside the district, will create pressure for growth. So long as the district 
remains cheaper than some of the big urban areas near it there will be pressure for more 
housing. There may also be housing pressure following the development of the Newark 
Growth Point, and the greater urban influence that this will bring. 

 
S12.3 The findings of the BHM in relation to market housing should therefore be taken to indicate 

a highly favourable situation on the market side: namely that the stock and the household 
populating are in balance. This is rarely the case. However the record of recent house 
building and current demand via planning applications shows that there should be no 
difficulty in meeting the RSS target. 

 

Table S27 BHM – unconstrained - Bassetlaw 

 1 2 3 4+ TOTAL 

Owner-occupied 151 -86 -91 10 -16 

Private rent 71 -76 -114 -35 -153 

Intermediate 0 5 -13 0 -8 

Social rent 42 351 68 -23 438 

TOTAL 265 193 -149 -48 261 

Source: Northern Sub-region SHMA 2006 – This is Table 19.1 of the Northern Subregion Report 

 
S12.4 As can be seen, the only net need for balance purposes is for social rented housing. This 

need exists for all dwelling sizes except 4-bed.  
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S12.5 Although the BHM shows no net need for social rented housing, the CLG Needs model 
does show social rented housing as about three quarters of its estimate of 452 new 
affordable dwellings required per annum (Table 19.1 of the Northern Subregion report).  

 
S12.6 As a result, and taken from the overall Table S23 above, the affordable housing targets 

proposed for Bassetlaw are: 
 

i) 45% for overall affordable housing: of which 30% is social rented and 15% 
intermediate. As with previous statements on the affordable tenure mix; a caution 
must be issued that it is at present hard to find any genuinely intermediate housing, 
and so the total housing need is likely to be met only by social rented housing. 

 
ii) A solution which involved all social rented housing is likely to produce mix and 

balance problems apart from deliverability (viability) problems. There is an inherent 
problem in that shared ownership housing, which is viewed as intermediate in 
Government Guidance, is actually not intermediate in many cases, being more 
expensive than the market, or in others only just intermediate. If shared ownership 
is only a few pounds per week cheaper than market housing it is likely to be 
ineffective as intermediate housing, as most of the households in intermediate 
housing need will not be able to afford it. This is a dilemma posed by Government 
Guidance and which this report cannot resolve. 

 
iii) There is a further category, established by PPS3, which is ‘low cost market 

housing’. In principle this could be valuable as a means of providing a partial equity 
option for households in the rent/buy gap: who can afford the market but not full 
ownership. However CLG has not specified what low cost market housing actually 
is. In practice most shared ownership is at or above the market entry point, and so 
is de facto low cost market housing. This is again an anomaly created by Guidance, 
which this study cannot alter. However it is relevant to point out that there is a gap, 
and that perhaps in future low cost market housing can be targeted at the group of 
households only able to afford partial equity housing solutions. 

 
iv) In the light of this discussion, a further target of 10% is proposed for low cost market 

housing. 
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S12.7 The main issue from the above is that affordable housing requires market housing to help 
fund it. As per the above: there is a history of completions above the draft RSS target of 
355 dwellings per annum. The level of demand indicated by past completions and current 
planning applications suggests that the level of newbuild proposed in the RSS is feasible, 
and if permitted the affordable housing target should also be deliverable (subject to 
particular site viabilities). Bassetlaw’s house prices (as per the Land Registry figures in 
Table 6.3 of the Northern Subregion report) have been above the Northern HMA average 
during this century. There is clearly market pressure for more housing. 

 
S12.8 Newark and Sherwood shows the most buoyant housing market in the whole Northern 

Subregion. This became clear as early as the estate and letting agent interviews when the 
pressure of demand on rural areas for movers out from Nottingham was identified. There is 
clearly much more scope for expansion than has so far been accommodated. Whether any 
further expansion is actually justified is a matter for policy discussion. This study has simply 
indicated the scope for it. 
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13. Conformity to the Guidance Requirements 
 
 
S13.1 PPS3 makes specific requirements both as to the process of an SHMA and the outputs. 

The process is described in some detail in Appendix D to this study, and conforms to the 
requirements set out in Figure 1.2 of the Practice Guidance of March 2007, supporting 
PPS3. 

 
S13.2 The specific output requirements of PPS3 are stated in para 22 of that document: 
 

a) The likely overall proportions of households that require market or affordable housing, for 
example, x% market housing and y% affordable housing 
 
b) The likely profile of household types requiring market housing e.g. multi-person, 
including families and children (x%), single persons (y%), couples (z%) 
 
c) The size and type of affordable housing required’ 
 

 
S13.3 The following table explains how these requirements were met by the SHMA and indicates 

where, in summary, the outputs are to be found. 
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Table S28 Meeting the PPS3 Requirements in Northern Sub-region 

Item Source  Comment 

a) Proportion of 

market and 
affordable 

housing 

 Table S19 

In the RSS limited version the ratios of market to affordable housing are 

too low to be viable except in the Nottingham Outer HMA (63% market to 
37% affordable). In the Northern HMA even the unconstrained version is 

likely to be unviable on some sites (57% market to 43% affordable) and 

in the RSS limited case would imply newbuild to encourage in-migration 

not shown in the BHM analysis and not required to balance the housing 

market. 
 

Policies for affordable and low cost market housing, suggested in 

Chapters 18 and 19, should be tested for deliverability. 

 

b) Profile of 
households 

requiring market 

housing 

Tables S12 
to S18 and 

Figures S5 

and S6 

In terms of owner-occupied housing there is demand for all sizes of 
dwelling in both unconstrained and constrained BHM outputs, except for 

3-bed dwellings where in both HMA’s there is a surplus in the RSS 

constrained version. For private rent there is a shortage only of the 

smaller units (1-and 2-bed).  

 
In both HMAs about half the internal flow of moves is of households 

without children, and a quarter each for households with children and 

newly forming households. There is net in-migration of all three groups at 

the sub-regional level. There is less in-migration of established 
households to Northern HMA and a very pronounced inflow of (younger) 

households with children into the Nottingham Outer HMA.  

 

Formal analysis of the type of housing required is not possible with any 

precision, as any household can live in a flat or a house for instance. 
However the net need for smaller units, especially 1-bed, shown in the 

tabulations referred to can readily be provided as flats in many urban 

situations. 

 

c) Size and type 
of affordable 

housing required 

Tables S19 
and S23 

The general target suggestion is 40% for 6 of the Councils and 45% in 
Bassetlaw. Between a third and a quarter of this could be as 

intermediate housing if suitably affordable housing can be produced.  

 

For intermediate housing there is a net need for smaller units in the 

Northern HMA, and for 2-and 3-bed units in the Nottingham Outer HMA. 
For social rented housing the main need in both HMAs is for 2- and 3-

bed housing. 

 

 

Source: Northern Sub-region SHMA Fordham Research 2007: sources as shown in the middle column 
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14. Monitoring and Updating 
 
S14.1 PPS3 and related Guidance stress that SHMAs are a process, and should be continued 

and updated as the markets evolve. A strategy for monitoring the results requires co-
ordination between the local and regional tiers of Government, and is largely an 
administrative matter. This section focusses upon the mechanics of updating the market 
information. 

 
S14.2 The Practice Guidance of March 2007 says that the SHMA should: 
 

‘Explain how the assessment findings have been monitored and updated (where appropriate) since it 

was originally undertaken’ 

 
S14.3 The rapid movement of prices and rents, and the key importance of the checklist of 

(weekly) costs of different tenures/sizes of dwellings provided in this SHMA, makes it 
evident that monitoring and updating is an essential part of the process. 

 
S14.4 The main thing is to update the weekly costs: they are the key to most practical policy 

decisions on both planning and housing issues. In the main reports a detailed tabulation of 
useful secondary sources is provided. In this summary the focus will be upon the updating 
of the weekly costs. This involves three stages: obtaining the costs, putting them on a 
comparable basis (weekly costs) and then creating an updated version of the costs 
tabulated in this SHMA. 

 
S14.5 The following table explains how to derive the weekly costs of market housing (rent, 

secondhand purchase and newbuild purchase). Social rents are normally available within 
the Council’s records. 
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Table S29 Establishing new prices/rents  

 
1. Prices/rents for each size of dwelling may vary substantially across a district (or Housing Market 

Area if different), often within short distances. It is therefore necessary to be careful in deriving 

district-wide averages.  

 

2. This tabulation sets out the issues to bear in mind when doing so, and should be treated as a 

general guide only. Each housing market has its individual characteristics which may suggest a 
somewhat different approach. 

 

3. For social rents, the figures should be easily available within the Council’s records. The points below 

concern the weekly costs of other tenure groups. 
 

4. Using Rightmove, or similar website, enter the names of the main settlements and request one of the 

key groupings. In each case the data should be by size of dwelling in the four main size bands 

indicated in the tables below. 

 
(i) Market rent 

 

(ii) Second hand purchase 

 
(iii) Newbuild purchase (there may be only a small sample in some cases, and so a degree of 

judgement will be necessary. For example there may be over-representation of one type/size of 

dwelling if there are only a few current housing schemes underway). A simple averaging may be 

misleading if there are many sites in one part of a district and few or none in others. 

 
5. Look for the 25th percentile in each case: in other words the 25th from the cheapest. Hence if there 

were 200 properties in a given band, the 50th would be the chosen one. 

 

6. That rent/price is the new figure for the revised tables. Where it is a price, rather than a rent, it will 
need to be turned into a weekly cost using the table below. 

 
Source: Fordham Research 2007 (Table 21.2 of the Northern Sub-region Report) 

 
S14.6 The next section describes a procedure for putting prices into a weekly cost format to 

enable comparison with rental information. The comparison could equally well be put into 
capital (ie equivalent to purchase) rather than weekly cost terms, but people are more 
familiar with weekly budgetting, and so weekly costs seem the more sensible approach. 
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Table S30 Turning the purchase price for a house into a weekly cost 

 
1. Procedure 
 

For interest only mortgage (which is preferable because it represents the cheapest method of entering the 

sector and therefore the entry level) 

 

Cost of home = C  
Interest rate = I 

Interest to be on mortgage to be paid per year = P 

Weekly Interest payment = W 

Number used to derive weekly cost of owner occupation = N 
 

C*I = P 

P/52 = W 

W/C = N 
 
2. Example of how it works 

 

For example on a £50,000 home with an interest only mortgage rate of 5.99% the yearly payment will be 

£,2,995, which equates to £57.60 per week.  

 
Source: Fordham Research 2007 (Table 21.3 of the Northern Sub-region Report) 

 
S14.7 Once a full set of weekly costs has been obtained, this can be compared with the tables 

shown below and new ones created. Rates of change in different parts of the size/tenure 
spectrum can then be assessed.  
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Table S31 Comparative outgoings by tenure: Northern HMA 

 Social rent  Intermediate 
Min private 

rent 

Min price sale 

(second hand) 

Min price sale 

(new build) 

 £ weekly £ weekly £ weekly £ weekly £ weekly 

Bassetlaw 

1 bed £53 £73 £92 £140 £196 

2 bed £65 £79 £92 £140 £196 

3 bed £67 £85 £104 £183 £256 

4 bed £69 £161 £253 £259 £363 

Bolsover 

1 bed £54 £73 £92 £122 £171 

2 bed £63 £78 £92 £122 £171 

3 bed £65 £84 £104 £160 £224 

4 bed £67 £160 £253 £251 £351 

Chesterfield 

1 bed £53 £73 £92 £152 £213 

2 bed £61 £77 £92 £152 £213 

3 bed £65 £84 £104 £205 £287 

4 bed £69 £161 £253 £289 £405 

N E Derbyshire 

1 bed £52 £72 £92 £129 £181 
2 bed £61 £77 £92 £129 £181 

3 bed £69 £86 £104 £183 £256 

4 bed £78 £165 £253 £282 £395 

Source: CORE, survey of estate and lettings agents, Rightmove website. This table appears as Table 22.4 of the Northern Sub-
region report 
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Table S32 Comparative outgoings by tenure: Nottingham Outer HMA 

 Social rent  Intermediate 
Min private 

rent 

Min price sale 

(second hand) 

Min price sale 

(new build) 

 £ weekly £ weekly £ weekly £ weekly £ weekly 

Ashfield 

1 bed £51 £72 £92 £137 £192 

2 bed £63 £78 £92 £137 £192 

3 bed £64 £84 £104 £152 £213 

4 bed £65 £159 £253 £244 £342 

Mansfield 

1 bed £53 £73 £92 £122 £171 

2 bed £61 £77 £92 £122 £171 

3 bed £65 £84 £104 £160 £224 

4 bed £69 £161 £253 £259 £363 

Newark & Sherwood 

1 bed £53 £73 £92 £152 £213 

2 bed £65 £79 £92 £152 £213 

3 bed £65 £84 £104 £183 £256 

4 bed £65 £159 £253 £282 £395 

Source: CORE, survey of estate and lettings agents, Rightmove website. This table appears as Table 22.5 of the Northern Sub-
region report. 

 
S14.8 Once these tables are updated, on a single or multiple district basis, they can be used for a 

wide range of policy and practical administrative purposes. For example: 
 

i) To insert into planning and housing documents as tests of affordability for planned 
intermediate or low cost market housing developments 

 
ii) In negotiation with housebuilders or RSLs to establish the levels of weekly cost 

which particular affordable or low cost market housing variants should achieve 
 
S14.9 Provided that the tables are updated once the market has moved significantly, they will 

always be a relevant test of affordability. Legal documents such as S106 Agreements can 
refer to the updating process, and the fact that updated versions will be available at 
whatever time the housebuilding is done. 


