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The primary objective of this, the 8th edition of

the Housing Finance Review, remains simply to

draw together key current financial and related data

about both public and private housing in the

United Kingdom, and rapidly assemble them in a

coherent and accessible format.

To that end, the Review draws on a wide range of

expenditure plans and departmental reports, as

well as statistical volumes, survey reports, and other

more occasional research reports. The Review also

includes a number of tables constructed from

databases that are not routinely published

elsewhere.

The structure of the Review, and the sparse text, aim

above all to provide a swift guide to that data, with

detailed analysis confined to the section of

‘Contemporary Issues’ papers at the beginning of

the Review.

The section of short chapters offer a brief

introduction and commentary on the key

developments in policy, financial provision and

output, that are reflected in the tables and figures

in the main body of the Review.

A longer perspective
As in previous editions most of the tables in the

Review start at the beginning of the last decade, to

provide a consistent context for the most recent

years’ figures. However, even with the Review

published in landscape format, there are limits to

the number of years’ data that can be set out across a

single page.

Rather than starting to simply drop years off from

the beginning of tables, this year the Review has

continued the process begun in earlier years, and in

some tables provides data at five-year intervals,

rather than for every year, up to 1985. Data for 1980

(or 1980/81) is retained, while the data for the

intervening years from 1981 through to 1984 has

been omitted. Readers seeking data for those years

are referred to the 1995/96 and earlier editions of

the Review. At the same time the tables revised in

this fashion have, wherever possible, also been

extended backwards to include data for 1970 and

1975, to give a longer perspective on more recent

trends. 

In this millennium issue of the Review a number of

the articles look back over developments in housing

policy over the last century. As a result there are this

year a number of special tables and graphs providing

data over a much longer period.

Regions
The Review contains several tables providing data for

the regions of England. Most of those tables provide

data for the long established ‘standard’ statistical

regions. Government statistics are, however, now

being published primarily on the basis of

‘government office regions’. This presents difficulties

in providing a consistent long run of regional data.

In this period of transition, current data for standard

regions has been sought, in order to provide a

consistent data series. However, this has not always

been possible. Equally long back-series of data for

government office regions are not generally

available. In some cases, therefore, the Review

includes recent data for government office regions,

together with earlier data for standard regions. This

is clearly indicated in the tables concerned.

Contemporary issues
As in previous years, the 1999/00 edition of the

Review includes articles relating to some of the

central housing finance and policy issues of the day.
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In this millennium edition of the Review, two articles

consider developments in housing policy over the

last century. The first, by Alan Holmans, reviews

developments in meeting housing needs over the

last century, and from this draws some important

lessons for future policy. Richard Salter and the

editor provide a complementary account of the

economies and housing markets of five cities across

the UK at the beginning and end of the century.

These show the transformations that have taken

place, as well as highlighting issues of equal concern

at both ends of the century.

This year’s Review also has two articles evaluating the

potential impact of the new constitutional

arrangements for Scotland and Wales, and the

different prospects they offer for the development of

housing policy. These are provided by Michael Thain

(Scotland) and Peter Williams (Wales).

Housing Finance Review 1999/2000
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Contemporary issues 1

British housing in the
twentieth century: an
end-of-century overview

Alan Holmans

Section 1



British housing underwent far-reaching changes

during the twentieth century in terms of the

population to be housed, the conditions in which

they were housed, the economic context, and major

changes in public policy towards housing and its

financing. This article outlines the growth in

household numbers and in housing conditions, and

then discusses how far the improvement in housing

conditions was the result of rising real incomes and

how far the result of public policy and public

expenditure. The rise in support for free market

capitalism and consequent disapproval of state action

has put on the agenda the question of whether the

whole array of subsidised building for letting by local

authorities and housing associations, rent restriction

and statutory security of tenure, slum clearance, tax

reliefs and grants did more harm than good

compared with housing markets being left to work as

they did in 1901. This is not purely a historical

question about the twentieth century: it has

potentially large implications for British society in the

twenty-first century.

To answer this question a review is needed of changes

in the population and the number of households,

which constitute the demand and need side of the

housing system; the housing stock and housing

conditions; the major features of public policy

towards housing; and the economic environment,

especially incomes and employment. There is space

here only for a summary account, together with an

essential statistical chronology for population,

dwellings and households. For statistical reasons

‘British’ housing must be depicted by figures for

England and Wales and then England. Scotland has

had a separate census from the beginning, and from

the early 1970s housing surveys in Wales as well as

Scotland have been separate from those in England.

Population and households
The housing stock more than tripled between the

start of the twentieth century and its end, from 6.8

million in England and Wales defined comparably

with later years1 to almost 22.0 million at the end of

1997 and probably between 22.4 and 22.5 million

in 2002. The first explanation of so large an increase

in the housing stock is the population and

households to be housed. Alongside this there was a

substantial reduction in the numbers of households

without a house or flat to themselves; but

accommodating a very much larger number of

separate households is the main reason why the

stock of housing grew so fast. The growth of the

total population, the adult population (from which

Contemporary issues
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Table 1.1.1 Population and households 1901-2001
Thousands

Households Concealed Potential One-person Total Adult

families households households population population

England and Wales

1901 70071 n.a – n.a 32,612 18,736

1911 80051 n.a – n.a 36,136 21,653

7,943 (200) 8,143 423 36,136 21,653

1921 8,739 (550) 9,289 527 37,932 23,883

1931 10,223 (350) 10,583 689 39,988 26,998

1939 11,750 (250) 12,000 n.a 41,460 29,129

1951 13,259 935 14,194 1,403 43,815 31,362

1961 14,724 702 15,426 2,109 46,196 32,340

1971 16,709 435 17,144 3,022 49,152 34,152

England

19712 15,951 232 16,183 2,953 46,412 32,246

19812 17,306 166 17,472 3,934 46,821 33,414

19912 19,213 164 19,377 5,142 48,208 35,973

20013 20,992 146 21,130 6,334 49,871 37,354

Notes:
1. ‘Separate occupiers’, defined differently from ‘private families’ (1911-39) and ‘households’ (1951 and later).
2. Different method of estimating households and concealed families.
3. 1996-based projection.



new households are formed) and the number of

households are shown in Table 1.1.1. The quality of

the figures varies. The 1939 figure for households is

not official, nor are the figures for ‘concealed

families’ (couples and lone parent families living in

someone else’s household) before 1951. They must

be included in order to show more clearly the effect

of the two world wars on the balance between the

number of households and the housing stock. The

effects of the wars are a very important part of the

history of housing in the twentieth century, with

long-lasting impacts on policy.

Table 1.1.1 shows that the growth of the population

in total could not in itself have brought about an

increase in housing demand sufficient to generate a

tripling of the housing stock during the century. The

increase in the total population between 1901 and

2001 (with allowance for the change in coverage

from England and Wales to England) is 62 per cent.

The age structure changed considerably during the

century, however; the adult population (aged 20 and

over in Table 1.1.1) from which households are

formed was only 57 per cent of the total in 1901 but

will be 75 per cent in 2001. This change in age

structure only partly explains why the number of

households rose so much faster than the population,

for the increase in the adult population is 111 per cent

compared with a 216 per cent increase in the number

of households. The difference has two components: 

• the change in the age structure of the adult

population and in its marital status; and 

• changes in household headship rates (i.e. the

proportion of members of a population group

defined by sex, age and marital status that head

separate households). 

Of the overall increase of nearly 15 million in the

number of separate households during the twentieth

century, about 9 million can be accounted for by the

increase in the adult population and nearly 3 million

by changes in its age composition and marital status.

The remaining increase is due to rising headship

rates.

This increase of about 3 million households due to

the rising propensity to form separate households is

specific to the twentieth century. The increase in

households from demographic causes, the growth of

the adult population and changes in its age structure

and marital status, was a continuation of nineteenth

century trends in household formation. Those trends

continued to1931, as was shown in the 1931 census

report on housing and households. The change of

trend can be seen with hindsight to have begun in the

1930s or 1940s (the uncertainty is due to there

having been no census in 1941). It took the form first

of higher proportions of widows and widowers

continuing to live independently, in a house by

British housing in the twentieth century: an end-of-century overview
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The trend for household numbers to grow more rapidly than the adult population stretches back over most of the century – only the first two decades saw
adult population grow slightly ahead of households. At the end of the century the average household comprises 1.8 adults; compared to 2.7 in 1921. The
primary factors underlying this trend have been rising real incomes, together with the impact of public subsidy making separate housing affordable for low
income households. The most rapid growth in households relative to adult population was in the 1950s and 1960s. 
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the number of households in census years and 1939.

Also shown are estimates of the number of vacant

dwellings and of the number of households that

shared a dwelling. As in Table 1.1.1, and for the

same reason, ‘potential households’ are shown.

Estimated figures have sometimes to be used for

both households and dwellings.

Table 1.1.2 shows clearly how both world wars led

to intensified housing shortages. New house

building came almost to a halt to release manpower

and materials for the forces and war production; and

in World War II the equivalent of a year’s output was

destroyed by enemy action. The consequences for

housing policy were profound and long-lasting. But

it is first necessary to look at the situation in 1911,

which is vital for interpreting the effect of the war on

inter-war housing policies. It is equally vital for any

judgement about the probable effect of leaving free

markets to operate for housing without more

government action than existed in 1914.

1914 came shortly after the end of the strongest

housing boom till then, and over 4 per cent of

dwellings were vacant. But nevertheless, 15 per cent

of households did not have a house or flat to

themselves but shared with other households. The

high vacancy rate shows that physical shortages were

not the reason. Rather it was that the incomes of

many households were too low in relation to the

cost of a separate house or flat to afford self-

contained accommodation. The problem was one of

insufficient effective demand. Overcrowding was

common; local authorities had powers against it but

Contemporary issues
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Table 1.1.2 Dwellings, households, vacants and sharing

Dwelling Potential Vacants Vacants Sharing Households/
stock households (number) (per cent) households dwellings

(thousands) (thousands) (thousands) (thousands) balance
(thousands)

England and Wales
1901 6,710 7,007 n.a. n.a. n.a. - 300
1911 7,550 8,005 n.a. n.a. n.a. - 455

7,691 8,143 (340) (4.4) (1,200) - 450
1921 7,979 9,289 (120) (1.5) 1,732 - 1,310
1931 9,400 10,583 161 1.7 1,948 - 1,180
1939 11,500 12,000 n.a. n.a. n.a. - 500
1951 12,530 14,194 138 1.1 1,872 - 1,660
1961 14,646 15,426 314 2.1 886 - 780
1971 17,024 17,144 646 3.8 780 - 120

England
1971 16,065 16,183 600 3.8 750 - 120
1981 17,912 17,472 740 4.1 440 +440
1991 19,780 19,377 660 3.3 340 +400

themselves, instead of going to live with someone

else. This was the main driving force behind the

increase in households relative to population until

the later 1970s. It inter-acted with a large increase in

the number of widows owing to ageing and so

brought about the very large increase in the number

of one-person households shown in Table 1.1.1.

Then came rises in the proportion of divorced men

and single men and women living independently

which augmented still further the increase in one-

person households. 24 per cent of the total net

increase in households between 1931 and 1951

consisted of one-person households; between 1951

and 1971 47 per cent; but between 1971 and 1991

67 per cent. This was a massive increase in the

demand and need side of the housing system. A

high proportion of widows and widowers who live

independently continue to occupy the former family

home; and single men and women living alone do

not occupy small flats if they can afford more

spacious housing (Office for National Statistics,

1997, Chapter 5).

Households, dwellings and sharing
Notwithstanding the rapid rise just described in the

number of separate households in the twentieth

century the housing stock increased even faster. The

number of dwellings is compared in Table 1.1.2 with



could not in practice use them when overcrowded

multi-occupied housing was all that many

households could afford.

World War I brought a large increase in sharing and

in the number of ‘concealed families’ (in all

probability mainly couples living with in-laws as

after 1945). House building ran at high levels in the

inter-war years, especially in the 1930s, and by 1939

shortages were much reduced, though far from

eliminated. World War II brought a return to

shortages, on an even greater scale. Dealing with

these pervasive shortages took far longer than

anyone expected owing to the rapid growth in the

number of households. The increase was for a long

time heavily under-estimated; not until the 1961

census provided a new total of households was the

fact of rising headship rates appreciated. The waning

of serious shortages proceeded at different rates in

different parts of the country. Not until the end of

the 1960s was this clearly visible and then primarily

in the North of England. For half of the century the

housing scene and the pressures on policy were

governed by war and the legacy of war, which is

highly relevant to the likely consequences of any

alternative policies.

Housing conditions
The number of households without a separate house

or flat are one part of the picture of changing housing

conditions; the other is the physical condition of

dwellings and the services with which they are

equipped. Statistical information nationally about the

services with which houses are equipped begins with

1947, whilst information about physical fitness and

unfitness began 20 years later with the first of the

House Condition Surveys. At the end of World War I

there was a steep change in the standards of new

dwellings, which shows clearly in the 1947 data.

Nearly all were built with a fixed bath, hot water

system, and inside lavatory. In contrast, only 36 per

cent of pre-1919 dwellings had a fixed bath. By the

1990s the number of dwellings without what, in 1949

were declared the ‘basic amenities’, fixed bath or

shower, hot water supply, inside lavatory, wash hand

basin, and sink had fallen to negligible levels. About

30 per cent of the reduction can be attributed to slum

clearance but the remaining 70 per cent was the result

of these services being installed in houses originally

built without them.

Even more striking as an illustration of older housing

being modernised is central heating. The 1960

housing survey found that about 800,000 houses out

of a total of 14.6 million had central heating, between

5 and 6 per cent of the total. By 1991 the English

House Condition Survey found that some three-quarters

of pre-1960 houses had central heating. Very large

amounts had been spent by private owners on

upgrading their properties and so keeping

obsolescence and loss of value at bay.
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Figure 1.1.2 Crude household dwelling deficit eradicated

For the first two thirds of the century one of the key objectives of housing policy was to overcome the crude shortage of dwellings relative to households, and in
particular to make good the shortfall arising from the cessation of house building during the two world wars. While there has been a crude surplus of dwellings
over the last three decades, a net deficit remains after account is taken of second homes and the levels of vacant dwellings that inevitably result from the
ordinary working of the housing market. Nor does the crude surplus take account of the unwanted stock in areas that are now economically redundant. 
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By the 1980s and still more the 1990s, poor repair

and poor environments had become the main

causes of physically unsatisfactory housing

conditions. There were numerous instances of poor

repair among privately rented and owner-occupied

housing, but the large concentrations of physically

poor housing were in local authority estates. Despite

the individual privately owned dwellings in poor

repair and problematic areas of local authority

housing, there was clearly a massive improvement in

housing conditions during the twentieth century.

The proportion of households living in only part of

a house fell from 15 per cent to about 2 per cent;

crowding among households in self-contained

dwellings was much diminished; and the services

available to households in their homes transformed

out of all recognition. It is worth recalling that as

late as 1947, 2 million households did not have

electricity nor gas and so had to use oil lamps or

candles for lighting.

The role of policy in better housing
At the beginning of this article we asked the

question whether it was public policy

(‘intervention’), or the rise in real incomes, which

led to the expansion of housing stock, which in turn

provided for the large increase in households,

helped to greatly reduce the number that had to

share, and led to a substantial improvement in the

standards and services of dwellings. “A separate house

for every family that wishes to have one”, was declared

as policy in 1945 by the wartime coalition

government. In 1971 the aim was restated as, “a

decent home for every family at a price within their

means”, since repeated several times with only minor

changes of wording. So did housing policies,

including very substantial public expenditure on

subsidies, grants, and tax relief contribute effectively

to progress towards these aims? Or, would reliance

on market forces alone have led to greater progress

at much less cost to the public purse?

The role of rising income allied to development of

efficient arrangements for credit for house purchase

can be seen most clearly in the growth of owner-

occupation, the rise in standards of new dwellings

there, and the upgrading of the older stock already

discussed. Favourable tax treatment became

significant only from the mid-1960s, but then grew

increasingly important with higher interest rates and

a lower starting point for income tax in real terms.

The argument that tax relief merely fed into house

prices with no effect on the quantity or quality of

housing can be rejected in that if the supply of

housing were so unresponsive to demand as to
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Figure 1.1.3 Households in dwellings without standard amenities

Concerns with improving the amenities and standards of houses have been a feature of environmental health and housing policies for over 150 years, and
by the end of the century only 1 per cent of all dwellings have no bath or shower, or an inside WC. Rising living standards have, however, seen developing
concerns about dwelling amenities. In the 1947 and 1960 surveys, the concern was about whether there was access to a WC in, or adjacent to, a dwelling.
Only since 1971 have the surveys focused specifically on the availability of an inside WC, and on the availability of central heating. (The 1947 and 1960
figures are for England and Wales)
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prevent tax relief having any effect it would do the

same for an increase in demand generated by rising

income. It is therefore safe to conclude that tax relief

made some contribution to the growth of owner-

occupation and of the housing stock overall. But

that apart, the improvement of housing standards

that came about through owner-occupation can be

attributed to the economic environment, especially

the growth of real incomes.

The central focus, of course, of argument about the

contribution of public policy is not owner-

occupation but rented housing for households that

could not afford to buy a house of decent standard

or pay a market rent for one. The pre-1914 starting

point is very important here, when over a million

households, 15 per cent of the total, did not have a

house or flat to themselves, presumably because they

could not afford the rent of a separate house even of

pre-1914 standards, often with only two bedrooms,

a cold water tap in the scullery, and an outside

lavatory. That was the consequence of the level and

distribution of incomes pre-1914.

World War I and rent restriction transformed the

deficiency of effective demand for housing into a

physical shortage. By the mid-1920s when the

postwar boom had subsided, the 40 per cent

increase in controlled rents permitted in 1919 and

1920 left rents some 25-30 per cent lower relative to

incomes than before the war. Rented housing had

become much more affordable and the proportion

of households that could afford a separate house

correspondingly greater. Such rents could not have

produced a remunerative return on investment in

houses built to pre-1914 ‘working class’ standards,

let alone the higher post-World War I standards

discussed above. Rent control in the inter-war years

did not apply to houses built after the beginning of

1919 and did not bring building by private

enterprise to an end. An estimated 0.9 million

houses were built, not greatly below the 1.2 million

built for local authorities. That building was for a

different sector of the market. World War II had a

similar effect on the affordability of rented housing

but more severe: the price level did not fall after the

end of the war and controlled rents remained fixed

in cash terms for twelve years. Statutory security of

tenure for tenants was not separated from rents fixed

by law in cash terms until 1965, which was twenty

years too late. A system that permitted controlled

rents to adjust to changes in the value of money

could well have slowed down the contraction of the

private rented sector, but could not have made

building to current standards for letting to low

income households a remunerative investment. As

before 1914 so after 1945, the market rent of a

house that was adequate by the standards of the day

(much higher, of course in 1945 than in 1914 and

therefore correspondingly more expensive) was

beyond the means of many households.

In consequence “a separate house for every family”

could be achieved only with subsidy. ‘Revisionist’

urban historians have challenged the view that the

gap before 1914 between what adequate housing

cost and what large numbers of households could

afford led ineluctably to council housing, and noted

that other solutions such as land reform, tax

reform, and minimum wages were extensively

canvassed. Evidence is lacking, however, that such

measures could have been effective on a sufficient

scale. The only alternative to subsidised building

for letting would have been means-tested rent

allowances to enable tenants with low incomes to

pay market rents. These were not on the agenda in

1914 (or 1945). There is an important distinction

to be drawn between subsidised rented housing

being the only practical way of bringing adequate

housing within the reach of households with

incomes too low to pay a market rent for it, and

the quite separate proposition that it had to be

provided mainly by local authorities and directly

managed by them. Why, as a matter of history,

subsidised rented housing in Britain was for the

most part provided and managed as a local

government service, and not by autonomous

bodies, has been little discussed, though in the

1980s and 1990s much lamented. 

If responsibility belongs anywhere it belongs with

the 1924-29 Conservative government and the

Minister responsible for housing, Neville

Chamberlain. He came from a strong local

government background and knew what it could

do. It was in the 1920s that local authority housing

with Exchequer subsidy ceased to be a post-war

emergency measure. Legislation by the 1924

Labour government provided for a permanent

subsidy (the ‘Wheatley’ subsidy). The subsequent

Conservative government could easily have secured

the passage of legislation to cancel the subsidy

except where contracts had already been let. It did
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not as the Prime Minister (Baldwin) approved of the

subsidy (Holmans, 1987). By the end of the 1930s

local authority housing was a powerful going

concern, especially in the cities and larger towns. It

remained so for a further thirty years under

Conservative as well as Labour governments.

It is experience in the last quarter of the twentieth

century that has fuelled the contention that

subsidised building for letting by local authorities

has proved to be a failure as a means of improving

housing conditions. Proportionally more private

rented dwellings are in poor condition, but local

concentrations of poor housing and poor

environments are in the local authority sector,

leading to jibes about “new slums for old”. The high

esteem in which local authority housing was held up

to the mid-1970s seems to have been largely

forgotten. For the best part of thirty years after the

end of the war local authority tenancies were prized,

and local authorities were exhorted to give more

consideration when allocating tenancies to

households that ‘needed’ them relative to

households that ‘deserved’ them. Pressure of

housing shortages eased during the 1970s, at the

time when the deficiencies of parts of the stock,

most recently built, began to appear. At this time the

term ‘difficult to let’ began to appear. Shortly

afterwards mass unemployment reappeared. Its

incidence was heaviest among local authority

tenants, which further diminished the reputation of

local authority housing.

Whether autonomous bodies would have done

better at providing subsidised housing on a similar

scale is at least uncertain and probably unlikely.

Experience in France and Germany (Emms, 1990,

and Power, 1993) shows that building large estates

by industrialised methods was not a purely British

misjudgement. Provision and management by

autonomous bodies has gained favour, to a very

considerable extent because its capital expenditure

counts as private, and so is outside public

expenditure constraints. This is artificial but

influential, and will be the main reason if ‘council

housing’ as such disappears within less than a

century. The houses and flats will of course still be

there. Without them the “separate house for every

family” could not have been achieved.

Private ownership and private finance for houses let

to tenants not able to afford a market rent require

means-tested assistance. This is immensely

important at the twentieth century’s end. Council

housing may go in legal form and owner-occupation

not long after the end of the century will be fiscally

on its own as it was a hundred years before. But

means-tested housing benefit will be a massive
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Figure 1.1.4 Falling over-occupation, rising under-occupation

The second half of the century, in particular, has seen a rise in space standards, as measured by the average number of rooms per person. For all households
in England and Wales, the average number of rooms per person rose from 1.1 in 1921 to 1.4 in 1951, up to 2.1 in 1991. In Scotland, occupational densities
were far greater at the beginning of the century, with just 0.7 rooms per person in 1901, rising to 0.95 rooms per person in 1951. Much of the rise in space
standards, however, was a by-product of the declining proportions of large families, and the growth of small households. For households of the same size,
space standards in England and Wales fell slightly in the first half of the century, and the improvements in space standards between 1951 and 1991 were
only about a half of the rise in the average for all households.
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contrast with pre-1914. Its growth has been due to

three distinct causes: 

(a) attempts to reduce expenditure on subsidy by

more accurate ‘targeting’; 

(b)increased use of private finance for capital

expenditure, which has however to be serviced

out of rents; and 

(c) increased numbers of low income households

being accommodated in the private rented sector

in the 1990s after it began to grow subsequent to

deregulation.

Housing benefit at the end of the century is

indispensable for giving effect to a separate home

for every family and a decent home for every family

at a price within their means, when there are large

numbers of households with only low earnings or

very frequently no earnings at all. Its existence is

what distinguishes access to housing for households

with low incomes from pre-1914 when those who

could not afford a market rent for a separate house

had to do without and share in a multi-occupied

house. Nevertheless housing benefit is under heavy

attack at the end of the century as being too

expensive, harmful to work incentives, and

encouraging dishonesty. Defenders, by reason of its

function in securing access to housing, are few and

far between. The debate is dominated by social

security considerations, without an adequate

counter-balance from the housing world and none

from the erstwhile advocates of “subsidising people not

bricks and mortar”, in the name of better targeting of

subsidy. The fashionable view from the social

security angle regards housing benefit as part of

‘welfare’ which has increased, is increasing, and

ought to be diminished. But if housing benefit is

‘unaffordable’ it means that a separate home for

nearly every household that meets current standards

is unaffordable, notwithstanding the growth of

national income and wealth.

Note:
1. There have been several changes of definition and

terminology which cannot be gone into here for reasons of
space. They are summarised in Holmans (2000).
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Five cities at the start of the century
In 1900 the vast majority of houses in Britain had

been built by private enterprise; 90 per cent of

housing was privately rented. Private builders ranged

in scale from the local jobbing builder putting up

terraced houses by fours or sixes to huge providers

such as Thomas Cubitt, responsible for whole suburbs

of middle class housing in early nineteenth century

London.

Studies suggest that building cycles were governed not

by population movements or perceptions of social

needs, but by a range of extraneous economic factors

such as interest rates, labour costs and the availability

of land. Overall, from 1851 to 1911, house building

just kept pace with population increase in England

and Wales; the density of population was 5.46 per

household in 1851 and 5.05 in 1911. A large

proportion of working class housing was built to the

lowest possible standards, or the lowest permitted

under by-laws. Building more spacious houses with

more amenities and refinements was a response to

market demands rather than an assessment of social

needs. 

Four developments qualify this picture of private

provision, each to an increasing extent as the

nineteenth century progressed. The first was the

public health and by-law ‘movement’. A broad and

loose coalition of social reformers, utilitarians and

advocates of social efficiency tended to agree that the

most extreme conditions of deprivation, filth and

overcrowding existing in the early nineteenth century

had to be eradicated. Motives for slum clearance and

public health initiatives ranged from fear of disorder

in ‘rookeries of crime’, to an interest in shifting poor-

relief liabilities ‘off our patch’. Until the mid-century,

diseases such as cholera, typhoid and tuberculosis

were believed to be spread by the ‘mephitic odours’

and stench emanating from slum housing unrelieved

by fresh water supplies and sewerage provision. 

Viewed positively, local by-laws set basic standards

for housing, especially in terms of space and access.

Public Health Acts (1858, 1875 etc.) and Artisans’

Dwelling Acts (1868 and 1875) gave powers to local

authorities to condemn and destroy inadequate and

unhealthy slums. This ‘movement’ was limited in its

outcomes. It has been argued that housing by-laws

encouraged building to minimum permitted

standards, as well as dull uniformity. Statutes

enabling local authorities to make by-laws or

undertake slum clearance were mostly permissive so

levels of response varied hugely from place to place.

Despite the good intentions of the Torrens and Cross

Acts of 1868 and 1875, not a single house was built

as a direct result of public health initiatives, though a

few places such as Birmingham came close to

fulfilling the intention of clearance and regeneration.  

The second development was apparently external to

housing provision, but was very significant for the

way towns grew; it was the growth of infrastructure.

Provision of water supplies and sewerage improved

the amenities of many dwellings, while the extension

of suburban railways, tramlines and horse-bus routes

made possible the extensive growth of cities beyond

their crowded cores. These transport developments

influenced the location and nature of both working

class and middle class housing, and their

relationships to workplaces. Compared to house-

building, a far larger proportion of this water,

sewerage and transport infrastrucure was provided by

local authorities themselves.

Our third, albeit modest, influence on the housing

stock of 1900 was philanthropy. From their

beginnings in the 1840s, philanthropic housing trusts

or agencies were never able to house more than a tiny

fraction of the people: 4 per cent of the population of

London in 1885, it was estimated. They did however

provide an example of effective management on the ‘5

per cent philanthropy’ precept: they were non-profit-

making, unsubsidised and could mostly pay a 4-5 per

cent dividend, so to be altruistic and charitable was

not necessarily sacrificial. As architectural models, the

legacy of the trusts and agencies, including the best-

known Peabody Trust, was dour. They favoured rather

barrack-like tenements where accommodation was

more efficient than gracious, though to be fair most

were operating in an inner-city environment where

acreage was at a premium. A further accusation

against the philanthropic housing movement,

particularly as illustrated in the career of Octavia Hill,

is that it displaced far more very poor people than it

housed.

A contrasting model of architecture arose from two

different directions. One was the abortive Chartist

Land Company initiated in 1843 – a rare but

mismanaged instance of a housing agency springing

from within a working class movement. The physical

legacy remains today, however, in the half dozen

Chartist villages scattered through Southern England,

with their bungalow and semi-detached types of



cottage. At the other end of the century and the social

spectrum arose the estates built by philanthropic

employers – Saltaire (Bradford), Port Sunlight

(Wirral), Bournville (Birmingham), New Earswick

(York) and, on the smallest scale, Hartley’s Village

(Liverpool). At the turn of the century, these, and the

associated ‘garden suburb’ movement, were furnishing

models of low density mass housing later copied in

debased form in swathes of suburban development,

providing council and private designers with an

alternative to the tenement and terraced house models.

And so to council housing. Although pioneering

authorities such as Liverpool and Glasgow had begun

to provide subsidised social housing, practical and

political objections were still very strong in 1900. If

housing associations had failed to make the

breakthrough on economic grounds, local authorities

had mainly so far failed to adopt the political

argument for subsidising council house rents by a

local tax on the proceeds of capitalism. It required the

upheaval of the Great War to achieve the shift in

opinion that made this widely acceptable. 

In 1900, less than 1 per cent of housing was provided

by housing associations and councils together, and no

more than 10 per cent of dwellings were owner-

occupied. Building societies, though numerous, were

far more fragile than they later became, and a market

for home-ownership, driven by a desire for

respectability and security and based on reliable

income and reliable lenders had yet to emerge. 

Our comparative study in place and time focuses 

on five widely separated British cities of varying 

sizes, and with distinctive economic and housing

profiles.

Most of the historic statistics are derived from ‘The

Cost of Living of the Working Classes, the Report of an

Enquiry by the Board of Trade into Working Class Rents,

Housing and Retail Prices’, (His Majesty’s Stationery

Office, 1908). Population and employment data in

this report was based on the 1901 census, and wages

and prices were those of October 1905. The table of

occupations for each town shows categories of

employment above 0.5 per cent of the town’s

population. In addition, for our five cities,

professional employment ranged from 1.5 per cent

to 2.6 per cent, commercial from 1.7 per cent to 3.2

per cent and (as shown in the general table) female

domestic service from 2.1 per cent to 5.4 per cent.

Points worth noting from the general table include

the much higher levels of rent in London compared

to all other towns, and the correlation between high

rents and overcrowding. Other observations are

made in the town by town studies, and as the

compilers of the 1908 report noted, the construction

of statistics of rents, wages and prices was and is an

inexact science subject to unavoidable simplification

and generalisation.
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Table 1.2.1 General table for the five cities based on data from HMSO, 1908

London Glasgow Bristol York Liverpool** Leicester

9s0d

100

29s2d
100

100

100

100

100
100

16.0
22.2

17.0
5.4

4,536,541

6s8d*

76

23s4d
99

94

91

83

97
88

not av.
55.1

not av.
2.1

761,709

4s6d

53

27s0d
95

87

93

94

107
108

3.6
7.3

15.9
3.6

328,945

5s0d

53

26s6d
96

87

85

89

98
102

5.4
6.3

9.9
4.0

77,914

5s9d

65

22s8d
91

86

89

78

103
91

7.8
8.3

14.1
3.2

743,514

4s3d

48

28s9d
93

84

94

101

112
120

1.1
2.5

25.2
2.2

211,579

Rents # (Mean figures for four-roomed dwellings) * Three-roomed
dwellings in Glasgow 

Rents (London = 100) based on an average of rents for the most
common sizes of dwellings. London rents based on the ‘middle zone’

Wages of bricklayers’ labourers # (mean figures for summer weekly
wages) 

Prices (London = 100) based on a standard ‘basket’ of food and fuel
Rent & prices (ratio of prices to rent = 4:1, as this approximates to the

usual proportion in which working class families spent on these items)
Wages of skilled builders (London = 100) mean figures for summer

earnings
Wages of builders’ labourers (London = 100) mean figures for

summer earnings
Wages of skilled builders varies directly as rent and prices (London =

100)
Wages of builders’ labourers varies directly as rent and prices

(London = 100)
Overcrowding (% of population more than two per room)
Overcrowding (% of population occupying one or two rooms)
Married and widowed women in employment (% of female

population)
Female domestic servants (% of population)
Population

Note: London is included as a benchmark against which the other cities
are measured.
# Before 1971, 12d (pence) = 1s (shilling). 20s = £1.
** Liverpool and Bootle
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Five cities at the end of the century

Economic transformations
The transformation of housing conditions in Britain

over the century, with declining levels of

overcrowding and improved amenities, are sketched

more fully in Alan Holmans’ article. He makes it

clear that while much of the improvements,

particularly for working households, have been the

result of rising economic prosperity, for lower

income households those improvements have been

largely brought about by the development of council

housing, and more recently the resurgent growth in

the supply of housing association dwellings.

Our brief exploration of the changing fortunes of

five major British cities at the beginning and the end

of the century all illustrate the great improvements

in housing conditions that have been achieved over

the century. At the same time they illustrate the

broader impact of economic and urban change on

low income households, and emphasise the

limitations of housing policies alone in

transforming living standards.

The decline of manufacturing industry, and the blue

collar jobs they generated, has had a greater impact

on large conurbations and cities than smaller towns,

and this has impacted more or less severely on all

five cities. The prosperity of those cities has,

however, been just as much affected by their relative

success or failure in attracting economic growth in

other sectors. Liverpool stands out as much because

Table 1.2.2 Earnings and housing in London and five cities at the end of the 20th century

Earnings in 1998 Average earnings per week Lowest decile earnings Lower decile/average
Male Female Male Female Male Female

£ Index £ Index £ Index £ Index % %

London 565.60 100.0 402.80 100.0 235.00 100.0 207.20 100.0 41.5 51.4
Bristol 430.50 76.1 308.00 76.5 208.60 88.8 182.80 88.2 48.5 59.4
Glasgow 399.50 70.6 289.40 71.8 196.80 83.7 164.80 79.5 49.3 56.9
Liverpool 408.30 72.2 314.30 78.0 191.90 81.7 160.20 77.3 47.0 51.0
Leicester 379.00 67.0 274.50 68.1 188.00 80.0 153.00 73.8 49.6 55.7
York 412.90 73.0 277.40 68.9 211.30 89.9 161.00 77.7 51.2 58.0

Rents in 1997/98 Rents two bedroom dwellings House prices (1998) Density of occupation in 1991
RSL Council Private

Households with person per room: Over 1 as Over 1.5 
£p Index £p Index £p Index £ Index Up to 1 1 to 1.5 Over 1.5 % of total % of total

London 60.73 100.0 53.06 100.0 134.7 100.0 84,420 100.0 2,649,298 75,706 38,162 4.3 1.4
Bristol 54.56 89.8 37.15 70.0 97.93 72.7 41,250 48.9 153,597 2,360 821 2.1 0.5
Glasgow 30.92 50.9 40.98 77.2 58.38 43.3 44,520 52.7 272,147 13,992 3,716 6.5 1.4
Liverpool 40.25 66.3 38.85 73.2 74.71 55.5 27,180 32.2 178,374 3,607 841 2.5 0.5
Leicester 48.78 80.3 41.8 78.8 64.69 48.0 31,140 36.9 100,151 3,300 707 4.0 0.7
York 47.45 78.1 38.85 73.2 81.59 60.6 40,960 48.5 41,266 491 192 1.7 0.5

Sources: Earnings – New Earnings Survey, 1998.  Rents – Source 32, Housing Corporation, 1998.  House prices – Halifax plc. Density of occupation – 1991 Census.

Notes: Earnings figures are for adults in full-time work. House prices are the lower quartile price for 4/5 room terraced dwellings.



of its past failures in attracting new growth, as for

the severity of its manufacturing decline.

Also important is the nature of economic growth,

and the type of jobs that are generated. A large

proportion of all new jobs are now part-time and/or

insecure (see Chapter 1 in the Commentary section),

and this factor is particularly strong in York, where it

is linked to the growth of the tourist sector (as well

as seasonal work in the confectionary industry). The

growth of ‘flexible’ working practices at the end of

the century are an uncomfortable reminder of the

hardships that flowed from the large scale use of

‘casual’ labour at the beginning of the century. 

The growth of the banking, finance and insurance

sectors of the economy have been critical to broader

economic prosperity in recent decades, but those

benefits have a limited direct impact on urban

employment. As seen in Leicester, a large proportion

of the white collar and professional jobs in that

sector are taken by commuters living outside the

city. In Glasgow, the difficulties arising from

economic change have been compounded by the

creation of peripheral estates in the 1960s and

1970s, as inner-city tenements were demolished,

with insufficient attention being given to the

location of employment for the residents of those

estates.

These economic trends, and past failures in

economic and urban planning, have now led to the

emergence of areas of ‘low demand’, for council,

housing association and private housing, in areas

now remote from job opportunities (such as parts of

Glasgow and Liverpool), and where economic

growth in other regions propels flows of outward

migration. This concentrates housing market

pressures in the South of the country and other

growth regions; increasing the costs of meeting the

housing needs of lower income households in those

regions, while more or less sound dwellings in low

demand areas are effectively rendered redundant. 

These economic processes pose enormous challenges

for key government policy. The project to promote

an ‘urban renaissance’ will only succeed if it can

attract and focus economic and employment growth

in the regions and specific urban locations that have

suffered the greatest decline over the last four

decades (see Chapter 5 in the Commentary section). 

The same constraints apply to the government’s

promotion of ‘welfare to work’. This is aptly summed

up in a recent economic development plan for

Liverpool: “Ultimately the success of welfare to work

and other ‘supply-side’ employment initiatives depends

upon the supply of job opportunities in the local

economy”.

Housing transformations
The contribution that council housing, and then

housing associations, have made to improving the

housing conditions of lower income households

over the century, was only possible following the

resolution of hard fought debates at the beginning

of the century over the provision of housing

subsidies.
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Figure 1.2.1 Decline in manufacturing employment in the five cities
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wears away, its design and facilities become

outdated as living styles and standards move on.

Council housing estates require some £20 billion

investment to overcome decades of under-funding

for repairs and improvements. Moreover, both

councils and housing associations need to respond

to changing social aspirations, and offer a much

greater diversity of services if they are to serve

future generations in the new millennium, as well

as they have (mainly) served several generations

over the last century. 

While there is no convincing economic rationale

for the UK restrictions on public sector borrowing,

the scores of council stock transfers those

restrictions have prompted has seen more than £2

billion raised to swiftly repair and modernise the

homes of some 400,000 tenants. These transfers

have liberated the newly created housing

association and housing company landlords to

revitalise and remodel the services they provide to

tenants.

Nor do these new landlords, and other housing

associations, face the degree of stigma that is now,

regrettably, attached to council housing. Media

images of run down estates, of welfare ghettos, and

neighbours from hell, are omnipresent. However

offensive and misleading those images may be, the

reality is that council housing has long since lost

much of the esteem it held when it provided the

‘homes fit for heroes’ in the years after the two

great wars earlier in the century. Stock transfers

offer councils a ready opportunity, not just to

Over the course of the century there have been

sundry skirmishes around the issue of housing

subsidies, and over the last three decades a decisive

shift away from the provision of ‘bricks and mortar’

subsidies, towards a greater reliance on means-tested

‘personal’ subsidies. We have also invented new

concerns about whether it is public or private

institutions that raise the capital for housing

investment; a consideration that would have

mystified the participants in the subsidy debates at

the beginning of the century.

At the end of the century these issues are about to be

re-negotiated once again, with a Green Paper due at

the end of the year dealing with rents and benefit

reform. The housing conditions for lower income

households in the decades ahead will critically

depend on the decisions taken about both the

structure and levels of both bricks and mortar and

means-tested benefits. 

Ultimately the political battle for direct subsidies to

improve the housing conditions of lower income

households is unlikely to be as dramatically

resolved, for good or ill, as it was at the beginning of

the century. However, without adequate subsidies

and benefits, low income households in all tenures

could see the gains achieved over the last century

slip away.

The stock of five and a half million council and

housing association dwellings are a massive national

asset to take into the next millennium. But housing

is not a timeless commodity; its structure and fabric

transform their estates, but to rediscover and

reinvent their earlier mission to provide ‘the people’s

homes’, and to make it relevant to the needs and

aspirations of new generations. 

Key sources

Working class rents, housing and retail prices, Report of

an Enquiry by the Board of Trade, HMSO, 1990.

M. Dresser and P. Ollerenshaw (Eds), The making of

modern Bristol, Redcliffe Press, 1996.

M. Huby, J. Bradshaw and A. Corden, A study of town

life, York Publishing Services, 1999.

V. Hauser, Urban economic change: Five city studies,

Clarendon Press, 1987.

I. Turok and N. Edge, The jobs gap in Britain’s cities,

The Policy Press, 1999.

Bristol, Glasgow, Leicester, Liverpool and York

councils also kindly provided copies of a range of

housing and economic development reports relating

to their cities.



Contemporary issues

26

Bristol – 1900
In 1900, as now, Bristol was in the ‘top ten’ of

English cities for size; the mayor was promoted to

Lord Mayor and knighted by Victoria in 1899. In the

longer perspective Bristol was the only town after

London to remain in the first rank continuously

from medieval times through the industrial

revolution to the present. The earlier nineteenth

century, however, had not been Bristol’s finest hour.

Overtaken in population and levels of economic

activity by several newer industrial towns, racked

with political and social problems culminating in

the Reform Bill riots of 1831, the city in 1850 was an

overcrowded, underemployed and outdated centre.

How do we account for her early nineteenth century

decline, and what had fuelled her recovery?

A geographical disadvantage is the first factor in the

decline. Bristol was an unlikely site for a major port;

from the mouth of the Avon to the city, ships had to

negotiate seven miles of winding river with the world’s

second highest tidal range. This natural disadvantage,

increasing as ocean-going ships grew in size, was

compounded by the hesitancy and negativity of

generations of local politicians and capitalists. When

at last in 1877 and 1879 the docks were opened at

Avonmouth and Portishead, the recovery of the port of

Bristol began.

The second major cause of decline was also, in the

end, Bristol’s salvation. In the first industrial

revolution Bristol did not develop as a specialist

industrial town with one lead sector as many others

did. Instead, with the decline of West Indian trade and

the West Country textile industry, the city’s economy

languished. These factors inhibited Bristol from

‘enjoying’ the explosive surge of expansion that

Birmingham, Manchester and Sheffield had

experienced. What happened instead was the

continuing development of a great diversity of

industries, some long established, some new. Table

1.2.3 shows this; there were, besides, 1,460 miners and

1,245 cotton workers in the city. Compare this range

of employment with specialist towns such as Leicester.

So, in the second half of the century, diversification, a

more adequate dock system, and the town’s traditional

status as a regional capital and good rail

communications account not only for renewed

growth, but also for Bristol’s relative immunity from

economic troughs.

Designed in 1875, on the initiative of the Winkworth sisters, the Bristol and Industrial Dwellings’ building in Jacob

Wells Road provided mean but decent housing for low income workers, some quarter of a century before the first council

housing was built in Bristol. However, with their grim courtyards and primitive sanitation they fell behind rising

standards and expectations, and were demolished in 1957.
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Table1.2.3 Main occupations in Bristol

Occupation (M/F = predominantly male or female) Numbers employed % of town population

Building M 10,972 3.3

Tailoring F 4,863 1.5

Engineering and machine making M 4,412 1.3

Milliners and dressmakers F 4,021 1.2

Tobacco 3,869 1.2

Road and other transport M 3,721 1.1

Railways M 3,351 1.0

Chocolate and cocoa 2,511 0.8

Dock labour M 2,121 0.6

Box, bag and stationery F 2,077 0.6

Printing M 2,066 0.6

Staymakers F 1,815 0.6

Cabinet makers M 1,752 0.5

Metalwork (e.g. type, arms) M 1,555 0.5

Bristol – end of century
Bristol added to its economic diversity over the

century with the development of the aerospace

industry, which at the end of the century employed

some 18,000 people in the Bristol region. With this

has followed growth in a range of hi-tech industries.

Bristol gained more employment through defence

contracts than more disadvantaged areas gained

through regional policies. Nonetheless

manufacturing industries declined in Bristol over the

last three decades of the century, falling by 51 per

cent in just the fifteen years from 1981 to 1996.

In overall terms, however, employment in Bristol

declined by less than 1 per cent in the 1970s, and

grew by 4 per cent over the 1981 to 1996 period.

The most rapid growth has been in the banking,

finance and insurance sector, partly prompted by the

1960s government restrictions on office

development in London. Over the 1981 to 1996

period the sector grew by 90 per cent. 

As in other cities, the waterways of the old city centre

docks have been redeveloped to provide offices and

leisure facilities, while a new dockside housing

scheme will provide 750 new homes; mostly up

market but including 25 ‘affordable’ homes. The still

working docks on the Severn estuary now provide

the UK’s largest car port handling facility. 

These structural economic changes have, however,

seen a sharp fall in manual employment. Over the

1980s unskilled jobs fell by 27 per cent; less than in

Glasgow and Liverpool, but far more than in most

The geography of Bristol housing showed a clear

‘west end’, with middle class suburbs in Clifton,

Cotham and Redland, and ‘east end’ extending for

miles to the east and north east. South of the river,

Bedminster was also predominantly working class

while Knowle was an airy suburb. The mid- and late-

Victorian terraced housing was typical of Southern

Britain, the through terrace, two-storey type, with

four, five or six rooms. One common local feature of

the older, smaller houses was that behind a

rectangular facade the roof ridges ran from front to

back at the boundaries of the houses, with a gutter

from front to back in the middle of each property.

In contrast to Leicester, Bristol still had in 1900 a

large stock of seventeenth, eighteenth and early

nineteenth century housing, a relic of its heyday. The

condition and types of these dwellings varied from

large, prosperous Georgian terraces, crescents and

squares to once genteel houses of a similar kind now

subdivided and neglected, to the poorest type of

courts and tenements where extreme overcrowding

and very precarious employment were the norm. 

Bristol was then a city of contrasts – in diversity of

employment, in its dual character as an inland

industrial centre and seaport, in the new and the

old, in wealth and poverty, or ‘Wealth or Want:

Gutter or Grime’, as it was headlined in a newspaper

article of the day.
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smaller towns and cities. In contrast, professional

and managerial employment grew 30 per cent over

the decade; well above the average both for smaller

towns and larger cities and conurbations. While

male employment fell by 7 per cent; female

employment grew by 12 per cent.

Overall, these structural changes have inevitably

disadvantaged unskilled and semi-skilled workers,

particularly in south Bristol and the inner-city, where

many of the older traditional manufacturing jobs

were based. Inner city unemployment was more

than three times the average for Bristol as a whole

(17 per cent in Lawrence Hill, and 16 per cent in

Ashley – which includes the St Pauls district, against

4.2 per cent for Bristol as a whole at April 1988).

Nonetheless the gap between pay at the lower end of

the market and average earnings is rather smaller in

Bristol than for Britain as a whole, particularly for

women (see Table 1.2.2). 

As we near the end of the century, council and

housing association dwellings make up 25 per cent

of the (168,000) housing stock in Bristol, while 65

per cent are in home-ownership, and 10 per cent are

privately rented. By 1991 just 0.5 per cent of all

households lived with more than 1.5 persons per

room, compared with 3.6 per cent living with more

than 2 persons per room at the beginning of the

century.

Despite the impact of two decades of council house

sales, just over 50 per cent of the council stock in

Bristol comprises houses and bungalows. Some 30

per cent of the council stock was built before 1945,

while 45 per cent of the private housing was built

before 1919. Altogether, one in eight dwellings are

estimated to be unfit, including some 3,000 in the

council and housing association sectors. Despite

the demolition of five tower blocks, Bristol still has

over 4,300 high rise flats, as well as over 700

prefabs – built in the 1940s with an original

planned life of just ten years.

There is a strong continuing demand for council

and housing association dwellings – in most parts

of the city. Over 40 per cent of all housing

applicants have incomes below £100 per week, and

some 30 per cent of all households in Bristol are

estimated to be unable to afford to buy their own

home. In both the inner-city and south Bristol

areas most affected by economic decline, there are

concentrations of deprivation, and residents in

those areas have high levels of dissatisfaction with

their neighbourhood, and concerns about

vandalism and burglaries.

It should be no surprise that while there are high

numbers of housing applicants from local

residents, there is a limited demand for housing in

those run down areas. One response to this, on the

Hartcliffe estate in south Bristol, has been to

convert pairs of one bedroom flats into

modernised, high energy efficient three bedroom

houses, for which there is a higher demand. 

So at the end of the century, as at the beginning,

economic diversity has served the residents of

Bristol relatively well. The impacts of economic and

social polarization are clearly apparent; but far less

sharply than in Glasgow and Liverpool. 
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Glasgow – 1900
Glasgow in 1900 was Scotland’s metropolis in

every way, excepting only the cultural and historical

pre-eminence of Edinburgh. It was a deep water

port, a great rail centre and a major producer in

several industries; textiles, shipbuilding,

engineering, iron and steel, with coal mining in the

surrounding region. Glasgow’s public transport

system, with tramways, suburban railways and an

underground, was one of the most advanced in

Britain, and the tramways were a profitable

municipal enterprise. Distinctively, many

thousands of workers commuted in an outward

direction – to the shipbuilding and factory

workplaces of Clydebank and Paisley.

The million inhabitants of greater Glasgow

represented a quarter of the population of

Scotland, and had been swelled, over half a

century, by a high birth rate and by immigration

from Ireland and the highlands, prompted largely

by the dislocations of famine and evictions.

The characteristic working class housing type in

Glasgow and the Scottish lowlands was the stone

built block of tenement flats – usually four or five

storeys high. Before moving on it would be worth

commenting that it was the English phenomenon,

rather than the Scottish, that was exceptional on a

wider scale. Flat-dwelling in large blocks was

common in France, Germany, Italy, Eastern

American cities and elsewhere. The distinctive

English style of two-storey terraces can be

explained by long term leasing practices, the close

identity of discreet tenancy with individual ground

plots and the ‘Englishman’s home is his castle’

mentality. The English had an ingrained resistance to

multi-storey flat-dwelling. 

There was, undoubtedly, a severe ‘housing problem’

in Glasgow, which can be viewed from several

aspects. First, the employment base of a large

proportion of Glasgow families was insecure; much

transport, building, shipbuilding, textile and general

labouring work was sharply seasonal or very casual,

so that for long periods families had virtually to

hibernate and cut expenses to the barest minimum.

Table 1.2.4 Main occupations in Glasgow

Occupation (M/F = predominantly male or female) Numbers employed % of town population

Engineering and machine making M 34,757 4.2

Building M 24,214 2.9

General labourers M 13,444 1.6

Road and other transport M 10,747 1.3

Tailors 9,144 1.1

Milliners and dresmakers F 9,070 1.1

Railways M 7,845 0.9

Printers etc. 7,370 0.9

Cotton manufacure F 6,921 0.8

Iron and steel M 6,306 0.8

Shirt makers etc. F 6,246 0.7

Cabinet makers etc. M 5,388 0.6

Paper and stationery F 4,879 0.6

Boots and shoes M 4,142 0.5

Insecure employment, an unkind climate and poor

diet gave Glasgow a high death rate.

This insecurity of employment clashed with the

terms of tenure and renting of most Glasgow

dwellings. Commonly these ‘houses’ (tenement

flats) were let for a year, rent payable in advance,

and rates’ bills were also frequently served on

tenants as lump sums, whereas in England they were

generally compounded (broken into regular

payments). This situation arose partly from the

degree to which Glasgow rentiers could dictate

terms, and partly from some features of Scottish
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Glasgow – end of century
The traditional manufacturing industries of the

Clyde have declined dramatically over the last forty

years. Over the twenty years from 1961 to 1981

employment in the shipbuilding industry fell by

two thirds; while the larger mechanical engineering

industries – which accounted for 10 per cent of

total employment in 1961 – fell by three fifths.

While these and other falls in manufacturing

employment were partly offset by growth in the

service sectors, total employment in the region fell

by nearly a fifth.

By 1996, employment in the manufacturing sector

in Glasgow was just half the level in 1981, and

provided just a sixth of all employment in the city.

While the banking and finance sector grew

substantially over the period, and also accounted

for a sixth of total employment in 1996, overall

employment in Glasgow fell 8 per cent over the

fifteen years.

The greatest job losses were felt in the inner-city of

Glasgow, but in part this was offset by an outflow

of population. This was compounded over the late

1960s and 1970s by the large scale clearance of

inner-city tenements, and the building of new

council housing estates on the peripheries of the

city. By 1981 five out of six of the worst areas for

tenure, especially ‘feuing’, the outright sale of land

while retaining a right to levy an annual feu duty.

The form of housing in Glasgow was generally four-

or five-storey stone built blocks of tenement flats,

usually four to a storey. Often, ‘single-ends’ (single-

room apartments), built for small households, had

become occupied by larger families, so one- and

two-room occupancy rates were very high. On the

positive side, each room of a one- or two-room

apartment had one or two ‘bed recesses’ adjoining,

and the total area or volume of one tenement room

with bed recesses was approaching that of the

ground floor of the smaller kinds of English

terraced house. Amenities such as water and

sewerage disposal provided to regulatory standard

were in advance of the poorest English conditions,

but fell well below the newer levels of amenities

common in England. Typically one w.c. would serve

one whole storey, or in some cases one whole

block.

Glasgow was a pioneer, with Liverpool, of

subsidised municipal housing, though the

beginnings, with the 1866 City Improvement Trust,

proved something of a false dawn. There was an

immediate reaction in local politics, and the Lord

Provost lost his council seat. The political debate for

and against subsidised council housing raged hotly

into the twentieth century, culminating in rent

strikes during the Great War. In 1897, however, a

larger programme of clearance and replacement was

begun: between 1891 and 1902, 1,269 ‘houses’ (i.e.

apartments) had been demolished, and 257 built.

Glasgow’s tenement dwelling may not have been

untypical of European cities in basic structure, but

the general conditions of housing and life in the city

were exceptionally severe and bleak. 

A typical back court in Glasgow’s Southside

male unemployment in Glasgow were in areas

dominated by council housing.

Overall, migration out from the Glasgow area ran at

close to 10,000 a year throughout the 1980s, and this

largely comprised moves by manual workers in

response to the loss of employment in the

manufacturing sector. The rate of outward migration

halved in the first half of the 1990s, with the collapse

of long distance migration to England during the far

more severe recession South of the border.

Population projections for Glasgow suggest a further

10 per cent decline over the years to 2013. One

consequence of these economic and migration trends

has been a falling demand for council housing in

Glasgow, and over the five years to 1997 the council

demolishing over 11,500 dwellings. A further 16,000

are expected to be demolished by 2003. 
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Low demand has been particularly acute for a

number of peripheral housing estates in Glasgow,

that are remote from any centres of employment.

These include the Castlemilk estate, where the

Castlemilk Urban Partnership, was established in

1988 with the aim of comprehensively regenerating

the Castlemilk estate. This partnership has invested

over £200 million to physically improve the estate,

with a mixture of rehabilitation, demolition and

new building programmes. In the process ownership

has been diversified, and there is now 12 per cent

home-ownership, and 28 per cent of the stock is

now owned by housing associations or co-

operatives. There have also been a wide range of

educational, training, job placement, health and

crime related initiatives.

Over the decade there has been a substantial

reduction in claimant unemployment on the estate,

and while this has largely followed the downward

trend for Scotland as a whole over the last decade,

the gap between the Castlemilk and Glasgow

unemployment rate has been narrowed.

Nonetheless, economic inactivity remains

exceptionally high in Castlemilk, with 60 per cent of

all households dependant on Income Support, or

the Job Seekers Allowance (JSA). This is highest for

any of the eight ‘Priority Areas’ that are the focus for

continuing neighbourhood regeneration

programmes under the aegis of the ‘Glasgow

Alliance’ partnership established to promote city

wide and local regeneration programmes. In

Glasgow as a whole 43 per cent of all households

claim Income Support or JSA; while just 27 per cent

of all Scottish households are claimants. 

Just 40 per cent of the housing stock in Glasgow

was owner-occupied at the end of 1996, which is

exceptionally low by Scottish standards (59 per

cent), let alone those of England and Wales. It is

only marginally larger than the council sector,

which still accounts for 39 per cent of the stock.

Housing associations and Scottish Homes hold 15

per cent of the stock, while private landlords

account for just 7 per cent of the stock. While

home-ownership is expected to expand to nearly 50

per cent by 2003, the scope for growth is

constrained by the limited employment prospects in

the city, and also by the limited range of house

types.

Council housing rents in Scotland vary widely; not

in any coherent relationship to either local earnings

or property values; but as a consequence of varied

levels of capital debt reflecting different investment

requirements and decisions over the decades.

Glasgow rents are higher than for any other council

in Scotland, with the sole exception of Edinburgh.

Council rents are also substantially higher than

local housing association rents.

At the same time, the Glasgow council stock has a

far higher percentage of dwellings with

condensation or dampness difficulties (47 per

cent), than either Scottish councils as a whole (34

per cent) or local housing associations (18 per

cent). Less than 40 per cent of the Glasgow council

stock has central heating or double glazing, and the

consequence is very low energy efficiency ratings,

with all the additional costs that implies for the low

income households in the sector.

The genuine but limited success of the Castlemilk

partnership over the last decade can be aptly

summed up from a recent more general observation

by Peter McKinlay, Chief Executive of Scottish

Homes: “Self sustaining community regeneration –

urban or rural – is an unrealistic objective unless the

economic base of these communities is secure.”

Looking ahead, Glasgow council is now seeking to

promote the largest stock transfer in the UK, and has

been given support in principle for this by the new

Scottish housing minister. In one sense this would

represent a full turn of the circle, given the origins of

the Glasgow city housing department in the City

Improvement Trust established over 130 years ago.

Such a stock transfer could permit private finance to

be raised to deal with the estimated £1.5 billion

required for major repairs and improvements to the

Glasgow stock. It remains to be seen whether tenant

support for this proposal can be secured, or whether

this is another false dawn.
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Leicester – 1900
Of the cities we have chosen for study, Leicester

rivals York in age, being the Roman town of Ratae.

It also seems to have enjoyed, from the 1901 data

incorporated into the 1908 study, the most

favourable relationship between skilled and

unskilled builders’ wages and the index of prices

and wages, not only of our chosen cities but of

almost all the seventy-six large towns in the survey.

Rents were exceptionally low for a given size of

house in Leicester, and so was overcrowding,

which was usually highest where rents were

highest. Prices of a range of foods and requisites

were also low. Tea was a little dearer than in

London and Liverpool, but comparable with

Bristol. Coal was dearer than in Liverpool but

cheaper than in London and Bristol. Wages for a

selection of workers such as cabinet makers,

engineering labourers and printing compositors

were broadly comparable with those in Bristol and

Liverpool (the engineering labourers’ wages were

relatively low). Death rates were low by

comparison with the national average. Such

evidence that we have would tend to reinforce an

impression that the ‘quality of life’ in Leicester in

1900 was a little less pinched than in most large

towns. 

Leicester has been among the ranks of important

towns throughout English history; one of the five

Danish boroughs, and the seat of the Abbey at

which Cardinal Wolsey died. After the Civil War,

in the seventeenth century, the hosiery industry

was developed with the newly invented stocking

frame and the industry remained significant in

1900.

In the nineteenth century, hosiery was overtaken as

the main industry of the town by the related boot

and shoe industry; Leicester was at first a junior

partner to Northampton in this. In 1901, 27,000

were employed in boot and shoe making and

12,000 in hosiery. The local engineering and

machine tool industry was largely driven by the

demands of these industries.

How do we account for Leicester’s relative

prosperity? It was by no means a common feature

of specialist industrial towns. The staple industry

was buoyant until the early 1900s but the nature of

the boot and shoe industry itself does not explain

Leicester’s relative prosperity; wages in these

industries in Northampton and Norwich were

considerably lower. The town was cushioned against

the vagaries of economic cycles by its position as a

centre of communication, a county town and

administrative centre and market for a large rural

hinterland. There was a strong tradition of co-

operation in small businesses and industry which

may have tilted the balance between wages and

prices favourably. The branches of the local Co-

operative Society were major retailers.

A further factor in Leicester’s relative prosperity was

the higher than average proportion of married and

Table 1.2.5 Main occupations in Leicester

Occupation (M/F = predominantly male or female) Numbers employed % of town population

Boots and shoes 26,561 12.6

Hosiery 12,389 5.9

Building M 6,502 3.1

Engineering and machine making M 2,893 1.4

Milliners and dressmakers F 2,594 1.2

Railways M 2,284 1.1

Wool and worsted F 2,210 1.0

Tobacco F 1,746 0.8

Road and other transport M 1,631 0.8

Printers M 1,121 0.5

India rubber 1,063 0.5
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Leicester – end of century
By the end of the century, Leicester could no longer

stake a claim to relative prosperity. Overall,

employment in the city declined by 4 per cent over

the fifteen years to 1996. Employment in

manufacturing declined by a third over the period,

broadly in line with the average for free standing

cities; but less than in the larger conurbations. Even

so, manufacturing in Leicester continued to account

for almost three tenths of overall local employment

– more than twice the proportion in any of the other

cities we have examined. The textile sector remains a

particularly important component of the local

economy, but has faced acute pressures over the last

few years from competitively priced imports from

East Asia.

The banking and finance sectors grew by 60 per cent

between 1981 and 1996, just a little below the

average for Britain as a whole. However, as in most

cities, much of the employment in this sector is

taken by commuters living outside the city, and in

Leicester only about a half of the jobs in the sector

are taken by Leicester residents. More generally net

inward commuting accounts for about a third of all

the jobs in the city. 

Earnings levels are lower in Leicester than in any of

the other four cities we have explored, both on

average, and for those at the lower end of the

earnings distribution. Unemployment, however, is

only slightly above the national average.

A particular feature of Leicester at the end of the

century is its transformation over the last forty years

into a multi-cultural society. Some three tenths of

the total population are from ethnic minorities, and

of those, four fifths are of Indian origin. This is the

highest proportion of ethnic minorities in any area,

with the exception of some individual London

boroughs. Overall, the population in Leicester is

expected to grow by 5 per cent over the fifteen years

to 2011.

Just under three fifths of all households in Leicester

are now home-owners. This is well below the

national average, despite relatively low levels of

house prices. Two fifths of all dwellings in the city

are terraced houses, and the lower quartile price for

4/5 room terraced dwellings in 1998 was just

£31,140. With average housing association rents for

two bedroom dwellings at £47.48 per week, and

council rents at £41.80, the local costs of house

purchase would appear to be clearly within the

means of most households paying rent without

financial support through housing benefit. More

generally house price to earnings ratios are lower

than in all of the cities we have explored, with the

sole exception of Liverpool.

Both the council and local housing associations

have seen marked increases in relet rates, and in

1997/98 they both let one in eight of their total

stock to new tenants. A third of the councils stock

is now assessed to be difficult to let, including

tower blocks, single person housing and small

bungalows. In response various initiatives have

been undertaken, including marketing, local

lettings policies and programmes of improvements.

There are, however, no large scale demolition

plans, as in Glasgow and Liverpool.

A 1994 survey found that a fifth of all private

dwellings were unfit, including 8 per cent with two

or more elements unfit. For all households, the

incidence of overcrowding is slightly above the

national average (while far less severe than at the

beginning of the century), however just over one in

eight Asian households occupy dwellings at 1(+)

persons per room compared to just 2 per cent of

white households.

The council has undertaken a number of

regeneration projects in recent years, drawing on

Estate Action, City Challenge and SRB funding. In

some cases these projects have involved an element

of tenure diversification, such as the new houses

widowed women working full-time – a pointer to

trends later in the twentieth century.

In 1901, the housing stock of terraced houses

ranged from the plain type with doors issuing

straight onto the pavement to the more ‘modern’

varieties with bay windows, pocket-handkerchief

front gardens and water-closets. There were a few

older Northern style back-to-back houses in the

central districts. The corporation was a pioneer of

council housing under the Housing of the Working

Classes Act, beginning in 1900 with three storeyed

tenement flats.
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for rent, shared-ownership and sale provided by

Leicester Family Housing Association and Wimpeys,

to replace defective ’Boot’ system houses demolished

on the South Braunstone Estate. 

Despite these programmes, like many councils,

Leicester is unable to keep pace with the continuing

requirements for the renewal of its stock. It has not,

however, at this stage considered a larger scale

Unpopular deck access maisonettes have been replaced by award winning new family houses, for sale and for rent, on the

St Andrew’s estate. 

programme of stock transfer to raise private finance

for stock renewal and improvement, on the grounds

that this would be unlikely to generate any

significant net useable receipt for the council. 

At the end of the century, living and housing

standards in Leicester can be seen to be more, rather

than less, pinched than in most parts of the country.

While it has not so far faced the level of

manufacturing decline experienced by other cities,

the survival of its substantial textiles sector will be

critical to its wider economic and social fortunes in

the coming decades. 
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Liverpool – 1900
In 1900, Liverpool was the intensely active second

port of the United Kingdom, its seven miles of dock

handling 7.5 tons of imports and 6.5 million tons of

exports annually. The growth of Liverpool had been

fuelled in the eighteenth century first by the slave

trade and then by the related trade in import of raw

cotton and export of cotton cloth processed in

Manchester and South Lancashire.*

This image of generalised frenetic activity masks

great extremes of wealth and poverty, security and

insecurity, space and overcrowding. A large

proportion of the city’s working population

depended on dock labouring for a living. The

‘standard’ measure we have used for comparison of

wages in these studies is builders and builders’

labourers, and while their work was seasonal and

subject to economic fluctuations it does not

compare for insecurity with the condition of the

dockers. Although the national dock strike of 1889

had secured a basic wage rate of sixpence per hour

(‘the dockers’ tanner’), there was still no guarantee

of security or continuity of work, and bitter

competition was still a regular characteristic of the

daily ‘stand-by’ for work.  

As well as dock, seafaring, shipbuilding and

transport work there was diversity of employment

(though oddly, hardly any cotton manufacture), and

the city did not enjoy either the numbers of buoyant

* In this study all statistics and notes refer to Liverpool and
Bootle. Tonnages of imports and exports also include
Birkenhead.

Towards the end of the century, prompted by the example of Port Sunlight, Sir William Hartley built a model village for

the workers at his jam factory in Aintree. It is of particular note that this scheme was an early example of a mixed tenure

development. Some of the larger cottages were sold to the tenants over a twenty year period, at 33⁄4 per cent.
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Table 1.2.6 Main occupations in Liverpool

Occupation (M/F = predominantly male or female) Numbers employed % of town population

Dock labourers M 23,367 3.1

Building M 20,478 2.8

Merchant seamen M 13,460 1.8

Engineering and machine making M 13,340 1.8

Road and other transport M 11,925 1.6

General labourers M 11,571 1.6

Milliners and dressmakers F 8,914 1.2

Railways M 8,874 1.2

Tobacco F 3,979 0.5

Liverpool – end of century
Of the five cities we have examined, Liverpool has

experienced the most severe economic decline over

the closing decades of the twentieth century.

Employment in Merseyside (including Birkenhead)

fell by nearly a quarter during the 1970s, and

Liverpool subsequently lost another quarter of the

remaining jobs in the fifteen years from 1981 to

1996. Over the latter period employment in the

manufacturing sector fell by 61 per cent; while

employment in the smaller construction and

transport sectors fell by 51 per cent and 46 per cent

respectively. 

While all cities suffered a substantial decline in their

manufacturing sector, the decline was more severe in

Liverpool. However, it was the absence of any

industries that Bristol boasted, or one predominant,

but prosperous, industry as in Leicester. The

population had been swelled in mid-century by

nearly destitute Irish men and families seeking an

escape from famine. Though some assimilation and

material progress had occurred for these people, they

still represented an exceptionally deprived group.

Taking all these factors into account it is not

surprising that statistics of overcrowding, death rate

and wages present a relatively bleak picture. 

Before 1900, a large proportion of the working class

housing was within a mile of the seven-mile series of

docks, and to aid urban travel an elevated railway,

still recalled nostalgically by older Scousers, ran the

length of the dock development. Inland, as well as

some more scattered working class districts, were the

residential areas such as Sefton Park and Knotty Ash.  
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Liverpool’s housing history is illustrative of certain

national trends, but also had its own distinctive

extremes. On the positive side, Liverpool was the

very first provincial city to build council housing;

the tenements at St. Martin’s Cottages in 1869.

Larger tenements followed in 1885 and from 1896

priority was given to those evicted from the areas of

improvement schemes. A comparison illustrates the

scale of Liverpool’s commitment: Birmingham in the

1870s had been a pioneer of slum clearance and

regeneration but had subsided into a policy of repair

and renovation. This had cost Birmingham

ratepayers 15 shillings per head by 1908, while

Liverpool’s rehousing had cost ratepayers £56 per

head.

Conversely, the history of private working class

house-building in Liverpool reflects certain

depressing trends to an extreme degree. The term

‘gerry-building’ seems to have a Liverpool maritime

origin. Building cycles seem to have been led by

economic factors rather than demand, so 1844-46

saw a building spurt aimed at beating the

prospective by-laws of 1846, while a halt in building

in the 1850s coincided with the aftermath of the

Irish famine which led to the first major crisis of

overcrowding. At this time there were many

thousands of cellar-dwellers and a sizeable stock of

‘back-to-back’ housing. By-laws, council housing and

the redevelopment of central areas for commerce

had led to some improvement by 1900 but the

general condition of housing was still spartan.
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significant growth in the service sectors over the

period that compounded and set apart the extent of

Liverpool’s economic decline. The banking and

finance sector in Liverpool, for example, grew by just

9 per cent between 1981 and 1996, compared to

average growth of over 70 per cent in Britain as a

whole. The extra 4,000 jobs in that sector, and the

extra 6,000 jobs in the public administration, health

and education sector created over those fifteen years

did little to offset the near 120,000 jobs lost across

all the other sectors.

Economic decline also prompted massive outward

migration, and the population of Liverpool fell by

23 per cent between 1971 and 1996. However, as

average household sizes have fallen, the numbers of

households in Liverpool has stabilised since 1981,

and is projected to slowly rise over the next decade.

Economic decline has also promoted Liverpool close

to the top of the league on a range of poverty

indicators, from unemployment in its various forms,

the proportion of children in households with no

earners, low earnings, or any of the indicators of

multiple deprivation. Unemployment (the ILO

measure – see Table 4 in Compendium of tables) in

Liverpool during 1997/98 stood at 13.7 per cent;

double the average for Britain. More generally, 35

per cent of the population of working age were

economically inactive; compared to a national figure

of 22 per cent. 

Just 50 per cent of all housing in Liverpool is owner-

occupied, 24 per cent is in the council sector, 13 per

cent is owned by housing associations, and 13 per

cent is rented from private landlords. The low level

of home ownership in Liverpool is a direct reflection

of economic inactivity. It costs very little more to

buy a small terraced dwelling in Liverpool than to

rent a two bedroom dwelling from either the council

or a housing association. About a half of all private

sector stock in Liverpool is made up of pre-1919

terraced dwellings. A fifth of all private sector

dwellings are unfit by modern standards, and the

prevalence of unfitness is particularly high among

the older terraced dwellings. 

A half of all the council stock is also assessed to be

substandard, and a recent house condition survey

found an investment requirement averaging £16,000

per dwelling. Two fifths of the stock is considered to

be hard to let, and 8 per cent of the stock is vacant,

including 4 per cent long term voids. Overall, the

surplus of dwellings in all sectors, after allowing for

normal management vacancies, is expected to

approach 18,000 dwellings by 2002. Forty tower

blocks are planned to be demolished by the

Liverpool Housing Action Trust set up in 1992 to

take over 67 out of the 71 tower blocks owned by

the council, and these will result in a net reduction

of some 2,000 dwellings. There are other small scale

programmes to demolish council stock, and clear

some private sector stock, but these will still leave an

unsustainable level of surplus dwellings.

The council has now embarked on a series of small

to medium scale transfers of estates, with two

transfers comprising some 1,150 dwellings being

undertaken over the last two years supported by

£12.6 million grant aid from the Estates Renewal

Challenge Fund. The council plans to transfer a total

of some 20,000 dwellings into new ownership over

the next three years, subject to tenant consent, and

the availability of funding to underwrite the

disposals. In most cases the investment requirements

are too great to be funded from private finance

raised against future rent streams.

These transfers hold out the prospect of significantly

improving the quality of the council housing stock,

and in that sense the living conditions of council

tenants in Liverpool. More fundamental

improvements in living standards, however, will

depend on the success or failure of attempts to

revitalize the Liverpool economy. 
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York – 1900
In York in 1900 we encounter the scene of a famous

development in investigative social history –

Seebohm Rowntree’s study of poverty. More of this

below – first a glance at York and its housing.

In size and function, York belongs among the

‘medium’ towns with some industry and rôles as

regional centres (Exeter, Chester and Norwich spring

to mind as comparable). All these cities had also

been relatively more important in earlier history and

York’s history was especially significant as more or

less the capital of the North of England. So large

were York’s medieval dimensions that in 1900 a

quarter of the population lived within the ancient

walls. As one small indication of continuity in York’s

history, the ancient street called ‘The Shambles’, now

solid with gift shops, was still a specialised butchers’

district in 1900.

York was at the top of the range of these regional

centres, however, because of its industrial and

communications base. Its growth in the nineteenth

century had largely been sustained by the railways,

which first arrived in the 1840s. George Hudson, the

‘Railway King’, made York the focus of the North

Eastern Railway, and the 1873-1877 station is still

one of the most impressive outside London. This

railway development coincided with the Irish famine

and drew in migrant workers many of whom settled

permanently. Additionally, much building and

engineering work was directly connected with the

railways. In 1900, railway carriage and wagon

makers were a major employer, but the removal of

the NER locomotive works to Darlington in the

1890s had caused a temporary, local slump. In 1901

there were 404 empty houses in York: in 1906, 796.

As job losses hit the railway industry, the cocoa and

chocolate industry was surging forward. The

Rowntrees, along with their Quaker co-religionists

and rivals, the Cadburys of Birmingham and the Frys

of Bristol, had developed a global market. The

Rowntrees’ influence on York extended to

employment, housing and social and civic

initiatives.

On the housing front, in 1900 a large majority of

working class houses were of four or five rooms,

mostly with plain frontages straight onto the street.

Two- or three-roomed dwellings, mostly in courts,

existed in the oldest and most crowded parts of the

city and 12 per cent of the working class houses

were back-to-back houses of a plan prohibited

locally by an 1870 by-law. 

When Seebohm Rowntree read Charles Booth’s 1894

study of poverty in London he doubted Booth’sPoplar Grove, New Earswick
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Table 1.2.7 Main occupations in York

Occupation (M/F = predominantly male or female) Numbers employed % of town population

Builders M 3,382 4.3

Railways M 2,896 3.7

Engineering and machine making M 1,947 2.5

Chocolate and cocoa 1,194 1.5

Milliners and dressmakers 1,003 1.3

Jam and sweet makers 800 1.0

Rail coach and waggon makers M 684 0.9

York – end of century
Some forty years into the century, Seebohm

Rowntree repeated his study of York. The railway and

cocoa industries were still the dominant and most

distinctive sectors of the local economy, between

them employing nearly 20,000. More strikingly

Rowntree could report that most of the worst turn of

century slums had been demolished, and observed

that “the whole slum evil is well on the way to being

overcome”. At the same time he recognised that

standards and expectations were rising, both in

respect of amenities and accepted definitions of

overcrowding. 

conclusion that 30 per cent of the population lived

in poverty. He was prompted to make a more

methodical survey of York in which every working

class household was visited. Rowntree then

pioneered the statistical identification of poverty and

came to the conclusion that 28 per cent of the

people of York lived in ‘primary’ poverty – below a

minimum income sufficient to provide the bare

necessities of life. Subsequent studies in city, town

and rural areas confirmed that York was typical and

gave some impetus to the social legislation of 1906-

1914. Rowntree also drew attention to the cycles of

people’s lives in which poverty was generally worst

when a couple had young children and in old age:

(George Bartley had demonstrated this first in

1874).

Soon after, the Rowntrees in York began developing

the suburb of New Earswick, with spacious houses,

large gardens and public amenities and open space.

At the Rowntree works a ‘social wage’ was paid,

taking account of prices and needs, but linked also

to effectiveness in work. So, in this York example,

social research and social policy created a feedback 

loop of investigation and action. 

In the years between the wars the local council

built close to 4,800 houses, of which some three

fifths were on the large estates at Tang Hall and

Water Lane. While welcoming the vast

improvements in living standards and amenities

provided by these estates, Rowntree could not

refrain from criticising the unimaginative design

and of these estates and dwellings; while built at

low density, they failed to match the aesthetic

aspirations of the Garden City movement that so

influenced the design of the New Earswick model

village.

By the end of the century, the whole of the

manufacturing sector in York provided less than 15

per cent of total employment; having halved its size

between 1981 and 1996. The cocoa and chocolate

industries continue as a distinctive feature of the

local economy, including both Nestlé (having taken

over the Rowntree) and Terry’s factories. Altogether

in 1996 the sector employed some 5,700 people;

about half the number employed in 1939.

Employment in the railway sector fell more

dramatically, to some 2,600 by 1991, and a large

section of the redundant railway yards had been

converted into the National Railway Museum. 

More generally, with its encircling medieval wall

and gates still nearly complete; with the Minster

and the cobbled streets of the Shambles within,

and sundry other attractions, the tourism sector has

become a major part of the local economy,

employing over 9,000 people. While this sector

contributes £250 million per annum to the local
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economy, it is also characterised by high levels of

part-time, seasonal and short term contract

working. 

While the banking and financial sector grew by

some 68 per cent over the 1981 to 1996 period, and

by the end of the period provided 18 per cent of

total employment, in both these respects York

simply mirrored the overall changes and structure

of the wider British economy. In contrast the 44 per

cent growth in employment in the public

administration, education and health sectors over

the same period, to provide 27 per cent of all

employment in 1996, both exceed the national

average. 

Male earnings at the lower end of the scale are

higher in York than in any of the other four cities,

both in absolute terms and in proportion to average

earnings. Female earnings at the lower end of the

scale are also in line with the national average, and

higher in proportion to average earnings than in all

other areas except Bristol (Table 1.2.2). However,

the earnings data relate to people in full-time work,

and part-time work accounts for virtually a third of

all employment in York, far higher than the 25 per

cent average for the UK. Part-time and short term

contract jobs make up nearly three fifths of the jobs

available through the York Job Centre. Unemploy-

ment in March 1999, at 4.8 per cent, is well below

the UK average of 6.3 per cent. 

By the end of the century the council and housing

association sectors provided just 18 per cent of all

housing in York. Although house prices in York are

high for the region, even by 1991, 73 per cent of all

households were home-owners; far higher than both

the regional and national average. 

While nearly a half of the current council stock was

built before 1945, 60 per cent comprise houses, and

none of the flatted dwellings are in high rise blocks.

Just 0.5 per cent of all households occupied

dwellings at more than 1.5 persons per room in

1991, compared to 5.4 per cent living with more

than two persons per room ninety years earlier.

Some 6 per cent of all private dwellings are assessed

to be unfit; while more than two fifths of the council

stock requires major repairs and improvement

spending in excess of £5,000 per dwelling, most

frequently for replacement wiring, roofs, windows

and bathrooms. 

Clifton ward in York has the highest rate of

unemployment locally, at 9.6 per cent, and the

North Clifton area is now the focus for a

regeneration partnership, with the objective of

improving community, educational and youth

facilities, as well as undertaking housing and estate

improvements. While the need for a multi-faceted

regeneration programme for North Clifton is all too

transparent, the difficulties are also evidently far less

acute than those in the other four cities we have

briefly explored, and this has been reflected in the

failure of an attempt to secure SRB funding for this

programme. Alternative sources of funding are

currently being explored, including options for

utilising private finance.

An end of century study of York has found that the

city is uncannily close to the national average on a

range of key indicators of living standards; just as

Seebohm Rowntree viewed York as being a broadly

representative provincial town a century earlier. The

incidence of poverty, and the extent to which it is

focused on particular neighbourhoods, is thus more

typical, and less extreme, than in the cities, like

Glasgow and Liverpool, that have suffered from a

sharper decline in their traditional industries. 
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Housing is firmly back on the political agenda in

Scotland in a way it hasn’t been for years. Since

the 1997 UK general election, housing policy has

become a key political priority for Scotland’s

political parties. The mantra of health, education

and housing was first adopted by Labour’s Scottish

Office ministers just after the May 1997 election. It

was given renewed emphasis during the Scottish

Parliament election campaign when the SNP ‘Penny

for Scotland’ policy promised not to implement

Gordon Brown’s one pence tax cut. This, they argued

would have freed up more money to spend on

health, education and housing. In fact, a detailed

breakdown of the SNP’s spending proposals showed

that housing was likely to get the lion’s share of any

additional spending if the SNP had won power.

The Scottish Liberal Democrats have also, over the

last couple of years, put housing at the top of their

agenda. The party’s leader Jim Wallace MSP, now the

Deputy First Minister in Scotland, has made the case

for tackling Scotland’s poor housing conditions and,

along with others in the Scottish Lib Dems, has

promoted the distinctive message that better housing

conditions are the key to improving Scotland’s

atrocious record on ill health. This message is now

starting to be translated into concrete policy. Neither

have the revived Scottish Tories, under the leadership

David McLetchie MSP, been adverse to chanting the

health, education and housing mantra.

When the Scottish Executive announced its

legislative programme in June the lack of a housing

bill was, surprisingly leapt on by the Scottish media

and opposition parties as a major omission from the

programme. The fact that there was no health bill

seemed to matter less. This acknowledgement of the

enhanced profile of housing is partly down to the

creation of the Parliament itself. Like the Assembly in

Wales there is a new momentum on national

‘domestic’ policies in Scotland. High profile

campaigns by Shelter and the Scottish Federation of

Housing Associations backed by other organisations

has also contributed to this changed political agenda.

The opportunity represented by the increased political

profile of housing in Scotland needs to be grasped

now and fed into constructive policy making.

Devolution: the historical context
Before looking at the opportunities offered by this

enhanced political profile for housing policy, we need

to first look at what the new Scottish Parliament and

its politicians can actually do, and the implications of

the new structures and processes which spring from

the Parliament.

Unlike Wales, Scotland has a relatively recent history,

in constitutional terms, of being a largely

independent nation with a fully functioning

parliament. That parliament was lost in 1707 in the

Treaty of the Union between Scotland and England.

Many in Scotland regard the new Scottish Parliament

as picking up where it left off three hundred years

ago. Winnie Ewing MSP, hit a resonant note when she

convened the first meeting of the MSPs by saying:

“The Scottish Parliament which adjourned on 25 March

1707 is hereby reconvened.”

Nor should the new Parliament be seen as a sudden

radical reawakening of power in Scotland after the

closing of the last one. To a large extent the process

of devolution has been quietly ongoing in Scotland

for over a century. The Scottish Office has grown in

both size and responsibility since the nineteenth

century to oversee the administration of policy in a

large number of areas during that time. 

This, and the tradition of having separate Scottish

legislation at Westminster, has led to the creation of

a distinctive policy agenda in Scotland, even if the

distinctiveness of the housing agenda, particularly

over the last couple of decades can at times be over

emphasised. Core policies like increasing owner-

occupation, deregulating the private rented sector

and supporting the expansion of non-council

landlords all had their own variations in Scotland. 

But housing circumstances, tenure balance, rent

levels and housing costs and housing conditions are

all significantly different in Scotland. These

differences exist because the Scottish Office decided

to implement policies in different ways. They also

exist for other reasons. For example, the concern

about damp, cold homes in Scotland has as much to

do with housing conditions, design and construction

being woefully unsuited to the Scottish climate, than

anything else.

Responses to problems are different too and the

policy agenda took some significant shifts during the

nineties under the last Tory government. Scotland

has been spared, for example, the financial regime
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for council housing introduced in England and Wales

in April 1990, requiring low debt councils to use

rental income to meet some or all of the housing

benefit costs for council tenants (Compendium tables

65 and 72). This requirement does not apply in

Scotland, and this makes it easier for councils with

low levels of capital debt to utilise rental income to

supplement their investment budgets (Compendium

table 76).

A more recent and important distinction between

housing policy in England and Wales on one hand

and Scotland on the other is the Housing Act 1996.

This Act radically altered the system of allocations and

priority afforded to vulnerable households in England

and Wales and introduced probationary tenancy

powers for all new tenants. There was little appetite on

the part of the then Scottish Office to introduce

similar policy in Scotland. Indeed, where probationary

tenancies have been proposed in Scotland it has been

as a method to get people, who have been excluded

from housing because of rent arrears or bad

behaviour, back into the system not get them out. 

What can the Scottish Parliament do?
To examine what the Scottish Parliament can do we

need to start with what things it has power over. Many

elsewhere may have forgotten the devolution

proposals of the late seventies but the debacle left

important scars on the Scottish psyche. The experience

of not getting an Assembly in the late seventies made

Scots think very carefully about what sort of

devolution they wanted and what powers should

come to Scotland.

As a result, the Scottish Parliament of 1999 differs in

one fundamental way from the ill fated Assembly

which was proposed under the Scotland Act 1978.

The 1978 Act identified the powers to be devolved to

Scotland. However, the Scotland Act 1998 does the

opposite and identifies the powers reserved to

Westminster, with everything else being in the

competence of the Scottish Parliament. While

ultimately in the UK all sovereignty lies at

Westminster, it is the activities of the Westminster

Parliament and government which are prescribed,

rather than those of the Scottish Parliament and

Scottish Executive.

This ability to develop its role in different areas of

policy along with the power to make primary

legislation makes the Scottish Parliament a

potentially very powerful animal indeed. A broad

guide to the relative policy competences of the

Scottish and UK Parliaments is outlined in the table

below.

In Scotland the policy areas covered by the Scottish

Parliament are often referred to as ‘national’ policies

and those reserved for Westminster as ‘UK’ policies.

Unlike many other areas of ‘national’ policy,

housing policy in Scotland will be heavily

influenced by a number of key policy areas reserved

for the UK government. The definition of public

borrowing rules, key areas of taxation like VAT on

repairs and improvements, and housing benefit

policies rest within the remit of the UK Parliament.

In addition to these specific areas reserved at

Westminster, the funding of the Scottish Parliament

and the work of the Parliament’s Executive is largely

dependent on its grant from Westminster, currently

around £16 billion. The allocation of funding will

Table 1.3.1 Scottish Parliament – areas of competence

Matters reserved for Westminster Powers of the Scottish Parliament

defence health

foreign affairs education

macro economic policy (including treasury housing 

borrowing rules, regulation of the finance sector, etc.) local government

social security (including housing benefit) transport

immigration education and training

environment

agriculture and fisheries

law and home affairs

economic development

(and anything not reserved at Westminster!)



continue to be determined by the Barnett formula

and inevitably the Scottish Parliament will be

constrained in its spending by the climate of

financial fiscal austerity created by the Treasury at

Westminster. 

While the Parliament has powers to vary income tax

by 3p in the pound these will certainly not be used

in the first term of the Parliament. So the

Parliament will have to develop legislation and

initiatives and at the same time live within its

means.

However, outside this the Parliament could still find

ingenious ways to fund expenditure for policy

priorities. The Transport Minister’s recent proposals

to enable local authorities to charge road tolls to

raise additional investment for public transport is

just one example of many which are likely to follow.

The structure of the Parliament
The Scottish Executive is effectively the government

of Scotland. Because the voting system is designed

to make it very difficult for one party to get an

overall majority, coalition or minority government

is the most likely outcome of any election. The first

Scottish Executive will be led by Donald Dewar MSP

(Labour) as First Minster, with Jim Wallace MSP

(Lib Dem) as Deputy First Minister (and Minister

for Justice).

The coalition Scottish Executive has since

established a number of new ministries. Housing

has been placed alongside social inclusion and local

government in a new Ministry of Communities.

Placing housing at the heart of a ministry dedicated

to communities is a move that has been welcomed

by many in Scotland who have worked hard to dig

housing out of the single issue cul de sac it was in

for decades and make it relevant to a wide range of

other policy areas. 

The ministerial team is headed by a minister at

cabinet level, Wendy Alexander MSP, and also has

two junior ministers, Jackie Baillie MSP (social

inclusion) and Frank McAveety MSP (local

government). Wendy Alexander, the senior minister,

has taken direct responsibility for the housing brief.

One of the first actions of the new minister has been

to bring forward a review of national and local

policies on homelessness. 

One of the most interesting dynamics created by the

Parliament is the relationship between the

Parliament and the Executive. The plans for the

Parliament were heavily influenced by the

disillusionment among many politicians about the

limited ability of MPs at Westminster to hold

government to account. 

One of the innovations of the Parliament has been

to set up powerful parliamentary committees across

a range of subject areas. The committees combine

the roles of standing and select committees at

Westminster. Like standing and select committees at

Westminster they have powers to hold inquiries,

collect verbal and written evidence, call the Executive

to account and scrutinise executive legislation.

However, they also have additional powers to

initiate their own legislation and the Executive must

place any proposals for legislation before the

relevant committee in a process of pre-legislative

scrutiny. 

The subject related committees of the Parliament are

chosen by the MSPs themselves, and include one for

Social Inclusion, Housing and the Voluntary Sector,

and one for Local Government. There are eight other

statutory committees of MSPs which oversee the

working of the Parliament.

The need for better consultation on policy from the

wider community is seen as a major part of the

whole Scottish Parliament project. The role of civic

society has been given a strong emphasis in the way

the Parliament has been developed. One of the main

reasons for this is the widespread perception of the

remoteness of government in Scotland from the

wider community, particularly during the eighties

and nineties. Another reason is because the

Parliament is a single chamber legislature, with no

revising chamber, the need to ensure that it gets

things right almost demands more scrutiny and

accountability to the wider community. 

In order to assist the process of developing the

Parliament, the Secretary of State for Scotland set up

the Consultative Steering Group on the Scottish

Parliament (CSG) in November 1997. Its

membership included representatives from all of

Scotland’s political parties as well as a wide range of

civic groups and interests. 
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The CSG remit was to consider the operational

needs and working methods of the Scottish

Parliament; to develop proposals for the rules of

procedure and standing orders for the Parliament,

and to prepare a report for the Secretary of State to

inform the preparation of standing orders. It gave a

strong emphasis to the responsibility of the

Parliament to make itself open and accountable to

the wider community.

The CSG set out four key principles for the

Parliament:

• The Scottish Parliament should embody and

reflect the sharing of power between the people of

Scotland, the legislators and the Scottish

Executive.

• The Scottish Executive should be accountable to

the Scottish Parliament, and the Parliament and

Executive should be accountable to the people of

Scotland.

• The Scottish Parliament should be accessible,

open, responsive and develop procedures which

make possible a participative approach to the

development and scrutiny of policy and

legislation.

• The Scottish Parliament in its operation and its

appointments should recognise the need to

promote equal opportunities for all.  

The CSG also backed proposals to set up a civic

forum to facilitate and recognise the plurality of

voices and groups and take an active role in ensuring

the effective involvement of groups traditionally

excluded from the decision making process.

With the establishment of the Parliament there is

widespread expectation among civic groups that it

will be a catalyst for a more open and inclusive

approach to policy making. This should create more

opportunities for housing organisations to work with

the Parliament and get involved in policy making.

But with these opportunities come responsibilities.

Housing organisations will need to get better at

listening to each other too. The traditional battle lines

between different sectors will need to be dismantled.

And the organisations that do have some access to

policy makers will need to help open up the process

of policy making to others who struggle to have their

voice heard. The Parliament is not likely to take

kindly to a divided housing lobby that is perceived to

be dominated by vested interests. The process of

opening up debate on policy in Scotland does not

stop at the Scottish Parliament.

The new politics of housing policy in
Scotland
The Parliament has engendered much talk of a new

style of politics in Scotland. A politics which is based

on consensus, co-operation and constructive

opposition. 

Both the housing minister, Wendy Alexander MSP and

her shadow, Fiona Hyslop MSP from the SNP, have

worked hard at listening to the different lobbies in

housing. They have impressed people by their grasp of

the complexity of the issues involved and so far both

have avoided the temptations of indulging in easy

political rhetoric.

One example of this occurred in the debate on the

legislative programme of the Scottish Executive in

June. The SNP criticised the lack of a housing bill

principally because there was a significant amount of

consensus on some key policy areas which could have

been taken forward by a bill. In the debate the SNP’s

shadow housing minister Fiona Hyslop MSP said: 

“There is an opportunity for great consensus on some

aspects of housing. The Executive’s failure to introduce

early legislation to allow that to happen is a missed

opportunity. Certain issues such as a single tenancy, the

strategic role of local government in housing and better

housing management in tenements could have offered

this Parliament a great opportunity to start making a

difference early on.”

This is not to say that politicians within the

opposition parties or indeed within the government

parties themselves agree on everything. Such a

situation would make for poor policy making in

housing. But there does appear a desire across the

political spectrum to be pragmatic on housing policy.

The calibre of the key politicians involved in the

housing committee and in the parties’ teams of

housing spokespeople will ensure that there is robust

debate and scrutiny of policies like the New Housing

Partnership programme. However, with the possible

exception of large scale stock transfers, much of the

debate is likely to be about the detail of policy. 

Policy challenges for the Scottish Executive
and Scottish Parliament
So what does all this mean for housing policy in

Scotland? Part of the challenge for the housing lobby



is to adapt to a different process; a process which is

still in its early stages of development. It will have to

adapt quickly and learn new ways of working with

government and politicians. Though the Scottish

Parliament has been around for two and a half

months there are clear indications about the way

housing policy will develop. 

The Labour/Lib Dem coalition which formed the

Scottish Executive set out its programme in a

document called ‘Partnership for Scotland’. The

agreement between the parties outlines the priorities

for the Executive in the first four years of the Scottish

Parliament. Housing initiatives figure strongly and

many regard the strong emphasis on the links

between health and housing as having a strong Lib

Dem flavour.

Housing initiatives featured in the Partnership for

Scotland document included several related to the

link between housing and health policy –

establishing a team cutting across relevant

departments to ensure that the public health agenda

is delivered in an integrated and effective way;

improving damp, cold homes to promote better

health; promoting barrier free standards;

establishing a Healthy Homes Initiative to tackle

dampness, that will give priority to the elderly and

those on lower incomes; requiring new homes to

have more effective insulation standards.

Other housing policy measures included a

commitment to tackle homelessness through the

Rough Sleepers Initiative, and strategic plans from

local authorities, to ensure that no one has to sleep

rough by the end of this Parliament.

Also featured were proposals for a common tenancy

agreement for all tenants in social housing, and for

home-buyers the introduction of sellers’ surveys

including energy efficiency assessments. In the

private rented sector it is proposed to consult on

new ways, such as a tribunal, of dealing with

harassment by landlords, eviction proceedings, unfit

conditions and enforcement of repairs.

Other major housing policy issues included were a

commitment to encourage community ownership

of housing and to encourage private investment in

social housing, while also reviewing the future rôle

and functions of Scottish Homes.

The Housing Green Paper for Scotland
The Partnership for Scotland agreement picks up on

a number of the proposals which were contained in

the Housing Green Paper, ‘Investing in

Modernisation’, which was published by the last

Labour government in February 1999.

The Green Paper was given a broad welcome by

many housing organisations and to some extent

was welcomed across the political spectrum. In

addition to the priorities set out in the Executive’s

Partnership for Scotland agreement, like the single

social tenancy and the house sellers’ surveys, the

Green Paper sets out a fairly ambitious agenda for

housing which would mean major changes across

the board. 

They include:

• a review of national and local policies on

homelessness; 

• the introduction of a single framework of

regulation to include the housing functions of

local authorities;

• additional planning measures required to ensure

the provision of good quality housing;

• support for private sector housing improvement; 

• development of flexible tenure schemes;

• changes to the Right-to-buy; 

• new statutory provisions on allocations to

safeguard access for particular groups; 

• introduction of common housing registers in all

local authority areas; 

• setting up a Scottish Housing Advisory Panel; 

• local authorities’ strategic role;

• a single budget for housing expenditure; and 

• the development of single housing plans and

strategies for local areas.

Underpinning much of the Green Paper is the

community ownership and New Housing

Partnership agenda. The challenge now is how the

Executive propose to take forward the Green Paper. 

While the Green Paper and the Partnership for

Scotland agreement have set out a fairly extensive

agenda, it is far from comprehensive. It is, for

example, largely silent on issues such as the

incoherent system of council rents in Scotland, the

private rented sector and racial and other

discrimination in housing. Nor, at this stage, is it

possible to anticipate the wide ranging impact of the
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UK reform of the housing benefit scheme on the

options for housing policy in Scotland.

But what is clear from even a cursory glance at the

majority of responses is that many of the

implications of the Green Paper proposals have yet to

be fully understood or thought through by housing

organisations in Scotland. The housing minister has

already indicated that she is keen to take some of the

Green Paper proposals to the Parliament’s housing

committee for further consultation. 

Meanwhile, the Scottish Executive and to some extent

the housing policy community itself need to widen

the debate about the proposals contained in the

Green Paper before they are taken onto the next stage

and certainly before a housing bill is introduced into

the Parliament, possibly in year two. 

Investment
Legislation is only one part of the programme.

Resources and non-legislative initiatives are the other.

The process of drastic cutting in Scottish Office

expenditure on housing in recent years has been

halted, and some additional new expenditure found.

There is, however, little likelihood that the enhanced

political profile of housing will lead to massive

injections of public sector investment. To do this

would require funding to be taken from other areas

like health or education. What it should do is protect

the housing budget from further cuts in the short to

medium term, and even see some modest increases

in housing programmes over the next few years. 

However, so far any additional investment from

government has not gone in additional borrowing

consents to local authorities but rather to the 

specific programmes like New Housing Partnerships

(Figure 1.3.1). This is partly because of the general

acceptance that the gap between available public

resources and the scale of the investment required to

bring Scottish housing up to a modern standard is

so large that public resources alone will not be

enough to bridge it. The priority given to levering in

additional private sector investment is a strong one.

This is, broadly, a view shared across the political

spectrum in Scotland. Though politicians may

disagree on the vehicles for securing private sector

investment, there is an acceptance that private

finance needs to be found to raise the levels of

investment required.

Stock Transfer
New Housing Partnerships have led to a large

number of proposals by local authorities

to bring in substantial amounts of private sector

investment. While much attention has been given to

the proposed large scale transfer by Glasgow City

Council, other proposals follow the established

policy in Scotland of smaller transfers to community

controlled bodies. A number of authorities are also

setting up development companies to build new

homes. Altogether, stock transfer could lead to

around 150,000 homes, a quarter of Scotland’s

council housing, moving into the independent not-

for-profit sector over the next two to three years. 

What will test the investment strategies of the

Scottish Executive and local authorities will be the

possibility of negative ballots by tenants. There does

not appear to be a ‘plan B’ for this eventuality and it

Figure 1.3.1 New initiatives provide only cushion for downturn in council investment
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is clear that some work does need to go into

examining alternatives to transfer. Unlike in England,

there is no pilot programme of housing private

finance initiative schemes, and resource accounting

for local authority housing is nowhere on the agenda.

However, both are likely to become part of the policy

agenda if negative ballots become a reality.

The other uncertainty facing the transfer process is the

whole issue of benefit reform. All transfers depend on

rental streams, and to the extent that housing benefit

underpins these, there is some nervousness among

lenders about committing funding until the

implications of the reform of housing benefit become

clearer.  

Regulation
Funders, as well as landlords and tenants, will also be

keen to find out how the Executive take forward the

Green Paper’s proposals for housing regulation in

Scotland. The Green Paper proposed a two fold

development of regulation. The first was early

legislation to extend statutory regulation from

registered housing associations to new landlords like

companies and trusts. The second was to create a

single regulator for all social housing, including the

housing functions of local authorities.

There is widespread agreement from respondents that

statutory regulation should be extended to housing

companies, trusts and other non-registered not-for-

profit landlords at an early opportunity. The only

question is when will the Executive be able to bring

forward legislation to allow this to happen.

Generally responses to the Green Paper have been

supportive of the proposals to extend regulation to

include the landlord role of local authorities. There

is, however, a distinctive division among local

authorities on this issue. Some are extremely cautious

about such a move claiming it would impinge on the

democratic legitimacy of councils. Others claim that

the monitoring regime of the Accounts Commission

is effective enough to ensure that council landlords

are performing. However, those councils who have

supported a single framework of regulation have

highlighted the advantages of bringing all social

housing landlords within a consistent set of

monitoring and regulation in Scotland. This view is

strongly supported by the CIH in Scotland.

Future for Scottish Homes
One of the concerns which seems to be lingering in

the minds of some councils over the rôle of a single

regulator is who that regulator might be.

Relationships between Scottish Homes and councils

have improved in many areas but they remain

strained in others. The future of the national housing

agency and its roles is on the table, though calls for

its outright abolition have receded in recent years.

The Partnership for Scotland agreement commits the

Scottish Executive to a review of Scottish Homes and

the Green Paper asks for views on the various roles

and functions of the national housing agency. 

Land and feudal reform
Though there is no housing bill on the Parliament’s

agenda for the year ahead the Executive plan to

introduce two bills which will affect property law,

one on land reform and the other on feudal reform.

The land reform bill will probably have its biggest

impact in rural areas where the proposal is to give

community trusts the opportunity to register to buy

estates when they come on the market. Feudal

reform is likely to lead to the abolition of feudal

rights and responsibilities and lead to an impact on

conveyancing law in Scotland and possibly Right-to-

buy transactions.

Housing benefit reform
One of the complicating factors in the development

of Scottish housing policy is the proposed reform of

housing benefit to be published by the DETR/DSS/

Treasury later in the year. Unlike in England where

the reform of housing benefit is likely to run in

tandem with rent reform, the issue of consistent and

coherent rent structures was not even raised in the

Scottish Green Paper. There are also fears among

housing organisations in Scotland that a paper

written by the DETR, DSS and Treasury on housing

benefit will reflect circumstances in England, and

not those in Scotland.

If, however, neither the Scottish Parliament, or the

Welsh Assembly, have specific social security or

housing benefit powers, the UK social security

legislation does make some provisions for local pilot

projects operating distinct social security and

housing benefit schemes. The Scottish Parliament

could therefore be proactive in making a case to

operate alternative benefit policies within Scotland,

making use of the existing legislative provisions for

pilot schemes. It could also, in the context of a
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London-led review of the housing benefit scheme,

press the case for wider powers to modify the

scheme to reflect both Scottish housing policies and

the circumstances of Scottish housing markets.

Scotland: learning from the world
There is a strong view among political

commentators and policy makers in Scotland that

policy ideas and inspirations will come from

learning about what is happening in other countries.

To a great extent this will lead to an exchange of

ideas with other countries within the UK. 

But Scotland, and its new Parliament, is likely to

look increasingly to other countries in Europe,

which either reflect more closely its own politics,

geography and climate, like the Scandinavian

countries, or, which reflect its own new political

structures, like the autonomous regions in Spain.

The recent Scottish Homes’ report about

international models of governance is only one

example of a number of recent reports in Scotland

on different issues which draw on experiences

outside the UK.

Conclusions
Housing policy in Scotland is likely to undergo

radical change over the next few years. The housing

issue is firmly back on the political agenda in

Scotland and there is a clearly discernible political

momentum behind the development of housing

policy. The Parliament has established a whole new

policy making process which will lead to far more

time and consideration given to ‘national’, i.e.

Scottish issues. Both the recent Green Paper and the

Executive’s Partnership for Scotland agreement set

out an extensive agenda for change in Scottish

housing.

There are issues about the Executive finding the time

and resources to go out and consult more widely

and perhaps a little more creatively than has

happened in the past, but if part of the promise of

the Parliament is to be fulfilled; the development of

more inclusive policy making process, then it has to

be done.

Housing policy in Scotland is likely to diverge from

other countries in the UK if only because it reflects

the different political dynamic of the Parliament

itself. Even now the government of Scotland is a

coalition of Labour and Liberal Democrats unlike

Westminster where Labour rules the roost alone.

Indeed, at some point over the next ten years there is

every possibility that the political make up of the

government of Scotland will be very different to the

political complexion of UK government. 

While the development of policy in the UK

government on benefits, tax and fiscal and economic

policy will have implications for Scotland likewise

the development of housing policy in Scotland and

the whole policy making process engendered by the

Parliament will in turn be felt throughout the UK.
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The media coverage both in the run up to and

after the elections in Scotland and Wales focused

firmly upon Scotland. This might partly be a product

of size (Scotland’s population was 5.1 million in

1997 compared to 2.9 million in Wales) but it also

reflected history and the terms of devolution.

Scotland has its own legal system and has long

enjoyed separate legislation, albeit put in place by

the Westminster based parliament. Under

devolution Scotland got its own parliament and

powers of primary and secondary legislation for a

wide swathe of designated policy areas. It also has a

minor tax raising power. Wales, by contrast, had

long been linked with England in policy terms;

Cardiff was not designated capital city until 1955

and the Welsh Office was only established in 1964

(previously it had been part of the Ministry of

Housing and Local Government). The National

Assembly for Wales (this title encompasses both the

politicians and the officials, thus now replacing the

Welsh Office) was not given any power in relation to

primary legislation but had to content itself with

being able to amend secondary legislation in

specified areas. In this article Peter Williams explores

the prospects for housing policy and the housing

situation in a devolved Wales. 

Innovation and separation
It is often assumed that Welsh housing policy is

entirely English in origin, not least because housing

legislation typically brackets together England and

Wales, while Scotland has its own housing acts.

However, it is evident on closer examination that

there has been a growing separation of policy and

practice reflecting both the smaller scale and closer

integration of housing organisations and the

different housing situation in Wales. Local

government re-organisation in 1974 resulted in the

creation of 37 district councils, the largest of which

was Cardiff with a population of around 287,000

and a total housing stock of over 90,000 homes. The

most recent re-organisation has reduced the number

of authorities to 22. Not surprisingly, in comparison

with England there has been a closer relationship

between the Welsh Office and authorities. Likewise,

although there are very significant variations within

Wales, the overall housing situation in Wales has

been rather different than England (and especially

London and the South East of England). Wales has

an older housing stock in poorer physical condition

and a higher level of home-ownership. These taken

together with an older population and greater

dependency on state benefits provides the starting

point for a rather different set of concerns. Add to

these the issues of Welsh language and culture and

the contrasting problems of rural Wales and the

South Wales valleys it becomes evident that there are

strong grounds for divergence. 

A short list points to both differences and

innovation. 

• Housing Investment Programmes (HIPS) became

Housing Strategies and Operational Plans

(HSOPs) in Wales with a much clearer focus on

strategy. 

• Local authority Housing Association Grant has

never existed in Wales, but mechanisms were in

place to allow authorities to convert capital

allocations/permission to borrow into cash

allocations to associations. 

• Wales introduced rent benchmarking far in

advance of England and it was in Wales that the

first mixed funded housing scheme was

undertaken by a housing association. 

• The admittedly unsuccessful ‘Rent to Mortgage’

scheme was created in Wales, but so too was the

far more successful shared equity ‘Homebuy’

scheme now adopted in England. The Welsh

Office published its first national housing

strategy in 1991, and created a National

Consultative Forum on Housing as a sounding

board for housing policy, as well as uniting the

regulation and funding of housing associations

and local authorities. 

New directions?
Public sector intervention, whether through direct

provision or not, has played a vital role in Wales as a

consequence of high levels of poverty and

disadvantage amongst the population, and the very

substantial and rapid industrial decline in core

industries. This then expresses itself in the strong

Labour party dominance of many authorities (until

the latest elections where Plaid Cymru have broken

through in the Valleys’ authorities). The creation of

the National Assembly had been seen by some as a

major challenge to the power of local authorities in

Wales though this threat has now receded through

the creation of the Partnership Council through

which the Assembly will liaise with local

government, the establishment of a principal of

subsidiarity (delegating power and responsibility to
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the lowest level of government) and through the fact

that a majority of Assembly Members (AMs) have a

local authority background. Given that housing has

been one of the major functions of local authorities

it is evident that they will have strong continuing

influence in this area. 

Peter Law, a former councillor from Blaenau Gwent,

has been appointed as Assembly Secretary for Local

Government and Environment. He is also a member

of the Local Government, Environment, Planning,

Housing and Transport Subject Committee which is

chaired by Sue Essex, former Cardiff City councillor

and lecturer in Planning at Cardiff University. The

Housing Department which came into being in

1998 following the transfer of powers from Tai

Cymru back to the Welsh Office has now been split

up, with Adam Peat, former Tai Cymru Chief

Executive (and before that Assistant Secretary,

Housing at the Welsh Office) heading a new Local

Government Group which includes local

government finance and PFI as well as housing

association regulation and performance audit. Helen

Thomas heads up the Social Services and

Communities Group (and this includes all housing

capital spending, housing policy and research and

social inclusion under the direction of John Bader,

formerly Deputy Chief Executive of Tai Cymru). 

The Assembly formally opened for business with the

transfer of powers on 1st July but preliminary work

has been underway since May. The Local

Government and Environment Committee has

already scheduled housing debates in July (National

Strategy), September (Stock transfer and PFI),

October (HRA Subsidy and Best Value), November

(Fitness Standard and Black/Ethnic Minority

Housing Strategy), December (Housing Green Paper

– Housing Benefit and Rethinking Construction)

and February (Homelessness). As this list indicates,

the Committee has identified a number of key areas

including the non-devolved issue of housing benefit.

There will also be debates by the full Assembly

although it is evident that housing is not one of the

First Secretary’s highest priorities. In the First

Secretary’s speech on the State of the Nation Debate

(Record of Proceedings, 17/6/99) the focus was on

four key issues, health and education inequalities,

inclusion and opportunities for all, effective strategy

and partnerships, and finally good government and

value for money. In response, a number of AMs

pointed to the absence of any mention of housing

and the serious housing problems that existed.

Devolution will be an evolutionary process in two

senses. First, it is quite clear that at this stage there is

considerable uncertainty as to how the process of

policy formulation and policy debate will work

especially in relation to primary legislation. The

process of consultation with the Assembly has yet to

be resolved and it is clear that it will be developed in

practice through a series of concordats. Thus with

respect to the Housing Green Paper, the Secretary of

State for Wales will represent Wales in discussions

within the Cabinet or Cabinet committees, and MPs

and Lords will debate any legislation in the Houses

of Parliament. Second, and reflecting the first, there

is every expectation that the National Assembly will

ultimately enjoy the same degree of power as the

Scottish Parliament. Moreover, there is a growing

expectation that the Secretary of State’s post will be

abolished and replaced by a minister covering all

three countries.

There are some 300 Acts related to Wales where

secondary legislation can be amended by the

Assembly (and without further scrutiny by

parliament). It is worth bearing in mind that

secondary legislation has grown far more rapidly

than primary legislation. Silk (1998) notes that in

1995 there were 3,001 pages of new primary

legislation passed by Westminster and 9,688 pages

of secondary legislation while the Secretary of State

for Wales is estimated in an average year to make

approximately 50 general statutory instruments on

his own and 400 with other ministers. 

In terms of housing legislation, delegated powers

include a wide range of subject areas including area

renewal, homelessness, housing allocations, housing

finance, stock transfer and social housing grant (for

a detailed list see Appendix A, National Assembly,

1999). To illustrate this point, with respect to stock

transfers, the Assembly can resolve key issues such as

the size of transfers, the discount rate, the stock

transfer levy, the capital receipt set aside and the

treatment of overhanging debt. In addition, local

authorities have a range of housing related powers.

As the National Assembly list indicates there is quite

considerable scope for manoeuvre although

crucially, while the Assembly has control over rents,

it does not have any powers in relation to housing
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benefit. Moreover, its decisions will be circumscribed

by the Treasury and set out in its Statement of

Funding Policy (Treasury, 1999). The Assembly can

decide priorities within the scope of the existing

£8.1 billion budget for Wales but it cannot trigger

additional expenditure. The Budget for Wales (as

with Scotland) is decided by means of the Barnett

formula which is population based. 

The elections for the National Assembly for Wales

gave no party an absolute majority. However, unlike

Scotland, the Labour party resolved to form a

minority government and to rely on winning

support from the other parties for its programme of

legislation. In terms of housing the Labour

manifesto indicated a number of priorities including

good quality homes for all, the eradication of

homelessness, better information on need and

demand and the creation of community housing

agreements between housing associations and local

authorities and covering regeneration as well as

direct housing provision. 

Peter Law has recently indicated (Housing Today,

24/6/99 and 1/7/99) that there would be a focus on

social exclusion and deprivation and ensuring a

coordinated approach between local authorities and

housing associations. In this interview he also

suggested that local authority stock transfers would

be encouraged but would not be compulsory and in

comments reported by the Local Government

Chronicle (25/6/99) he suggested: 

“…if the private sector is able to offer a better deal

then those options should be considered. I understand

the strong feelings about local authority housing, but

if councils cant afford to maintain their stock, then

they have to be prepared to look at other options.”

A brief examination of the manifestos of the other

parties would suggest that Labour will find a degree

of cross party support for its programme, as Val Feld,

AM for Swansea East and a former Director of

Shelter Cymru recently noted (Feld, 1999). The

manifesto for Plaid Cymru stressed the importance

of upgrading the local authority stock, tenant

representation and local accountability and if

necessary selective stock transfer. It argued for the

abolition of the Right-to-buy and MITR but

supported greater help for low income home

owners. The Welsh Conservative party stressed the

wide ranging benefits of good housing and the need

for an overarching strategy. A similar line was

adopted by the Liberal Democrats who also agreed

with Labour about the need to tackle homelessness

and the importance of good information and

research. They also had concerns about the Right-to-

buy in rural areas and supported tenant led stock

transfer (see Welsh Housing Quarterly, 1999). 

Housing: past legacies, future potential
The increased capital allocations flowing from the

Comprehensive Spending Review to England and

Scotland were not replicated in Wales. Total capital

spending will rise from £796 million in 1999/2000

to £811 million in 2001/2002, a very small increase

compared to that enjoyed elsewhere. The Welsh

Office then carried this further by reducing housing

capital spending by local authorities from £201

million to £194 million. Thus, in contrast to

England, public investment by local authorities in

housing will fall in both cash and real terms despite

a small increase in credit approvals (half of which

will be allocated by competitive bidding) and private

sector grants. In Table 1.4.1 housing investment

trends in both the local authority and housing

association sectors over the period 1986/87 to

1999/00 are given in constant 1997/98 prices. Total

gross investment falls from £449.8 million in

1997/98 to £337.9 million in 1999/00. Already the

Assembly Secretary has suggested more funds will be

found for homelessness (in a speech at a Shelter

Conference in Newport, 9 June) though it is hard to

believe this will come from the wider budget. It will

be interesting to see what priority the Assembly will

give to housing spending though it is rather too

early in the life of the Assembly to assume there will

be no change.

It is clear that local authorities are going to remain

under considerable pressure. It has been estimated

that there is a £1 billion backlog of investment

needed on their stock. There will therefore be

continuing pressure to transfer stock to newly

created landlord bodies or to existing housing

associations. This is a difficult issue not least because

there has, to date, been little evidence of tenants

wishing to transfer. At the same time it is not clear

that tenants have understood that had they

transferred to another landlord, albeit one with

continuing links to the local authority, they might

now be enjoying the benefits of substantially

enhanced investment. 
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Table 1.4.1 Welsh housing capital spending: actual and planned investment 1986/87 – 1999/00

£ million at 1997/98 prices 1986/87 1988/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

GDP deflator 62 65.3 69.7 74.7 80.5 85.5 88.4 90.7 92 94.7 97.6 100 102.4 105

Local authorities:

Grants and credit approvals 228.9 234.6 165.3 153.9 228.4 227.3 297.1 280.3 290.4 276.1 262.9 210.1 212.2 191.5

+ ‘Local’ finance 73.2 114.7 154.2 228.4 87.6 50.5 23.5 41.1 27.0 45.7 9.0 26.5 17.6 17.1

= Gross investment (A) 302.1 349.3 319.5 382.3 316.0 277.8 320.6 321.4 317.4 321.8 271.9 236.6 229.8 208.7

Housing for Wales:

Net provision 74.8 87.4 84.9 87.3 114.5 125.6 171.6 134.6 120.4 101.9 87.4 59.9 61.7 64.8

+ Housing association resources

+ Local authority transfers 0.0 2.6 9.5 23.0 17.8 20.2 12.8 10.5 4.1 6.0 6.7 5.5 0.0 0.0

+ Capital receipts 8.2 8.7 9.9 10.7 11.8 9.1 12.3 10.3 11.7 6.9 6.9 3.2 2.6 2.6

= Gross provision 83.1 98.8 104.3 121.0 144.1 155.0 196.7 155.3 136.3 114.8 100.9 68.6 69.2 72.1

+ Private finance 0.0 11.9 10.8 29.5 41.0 62.0 83.0 77.6 73.9 80.5 76.9 54.9 54.7 57.1

= Gross investment (B) 83.1 110.7 115.1 150.5 185.1 217.0 279.8 233.0 210.2 195.2 177.9 123.5 123.9 129.2

Total gross investment (A+B) 385.2 460.0 434.6 532.8 501.1 494.7 600.3 554.4 527.6 517.0 449.8 360.1 353.7 337.9

Source: see Compendium table 70 in this volume. Data converted to constant 97/98 prices. 

can be explored and agreement reached as to

possible ways forward. It will be producing a final

report which will go forward to the Assembly.

Already a range of issues such as the discount rate

for transfer valuations and the rent regimes post-

transfer have been debated. All the evidence suggests

that at least one and possibly two local authorities

will move forward to transfer their stock in the next

year or so. A number of other authorities are looking

to transfer estates or to create new associations

which can undertake a local authority funded

development programme. 

Transfer has long been on the Welsh agenda. The

Welsh Office funded the ASH (alternatives for social

housing) programme in the late 1980s, and

although that led to a number of exploratory

studies, little happened. In the 1990s Montgomery
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In 1999, the Welsh Office set up a Working Party on

Securing Additional Investment in Local Authority

Housing through Private Finance involving the

Welsh Local Government Association (WLGA), the

Welsh Federation of Housing Associations (WFHA),

the Welsh Tenants’ Federation, TPAS Cymru, the

House Builders’ Federation and the Council of

Mortgage Lenders (CML). Through the Working

Party it is hoped that some of the complex issues



DC transferred one estate in Welshpool while the

Glyntaff Farm Estate in Taff Ely DC was transferred

under tenants’ choice legislation. Recognition of the

long legacy of poor housing in Wales, the

understandable fears of tenants and a degree of

loyalty to local authorities along with the powerful

leverage exercised by housing in local politics has

meant that there has been no strong pressure to seek

alternatives. This may now change, especially as the

Labour government in Wales feels it cannot meet the

funding backlog now evident. Crucial to this process

will be the resolution of any rent differentials.

Though Welsh rents are far from the ‘incoherence’

evident in England and Scotland there is typically a

£5 gap between local authority and housing

association rent averages. With reform of rents and

housing benefit likely to be at the centre of the

Housing Green Paper, Wales must make sure its

interests are fully represented (and that nothing is

done to worsen the position).

Though transfer has probably dominated the issue it

is evident that momentum is building regarding

other issues. Shelter Cymru has been successfully

raising the profile of homelessness in Wales and

now has significant support within the Assembly

with 31 members reported as having signed a pledge

to reduce rough sleeping and work for additional

resources for affordable housing (Housing Today,

1/7/99, p5). The Secretary for the Environment has

himself made the link between this issue and social

exclusion commenting, ‘the most excluded people are

the people without homes’ (ibid, p17). A detailed

analysis of social exclusion in Wales has recently

been set out in the report, Building an Inclusive Wales,

along with an accompanying statistical appendix

and the issue has been debated in the Assembly. The

First Secretary is to ‘champion’ this cross cutting

topic in Cabinet discussions and ensure that it is

driven forward (The Record, 29/6/99). 

In the absence of any full debate on housing it is

still a little difficult to gauge priorities. However,

these should emerge quite quickly as the draft

housing strategy is debated and taken forward. The

framework document was put together in

consultation with the National Consultative Forum

on Housing and with extensive discussion across

departments in the National Assembly. The draft

report recognised the important contribution of all

tenures and the need for the housing strategy to be

integrated with other Assembly policies. It also

stressed that the strategy should be evidence based,

reflective of local needs and priorities, based on

partnerships, making best use of public and private

resources and finally it should be monitored and

reviewed (National Assembly, 1999). The draft

report set out a number of key issues for

consideration including the case for housing need

assessments and housing strategies which adequately

address the needs of neglected groups, e.g., rough

sleepers, tackling poor housing conditions possibly

via imposing new house condition standards, and by

bringing private finance into the process and

encouraging sustainable home-ownership through

better mortgage products and private insurance and

exploring equity release. There is a clear concern to

improve standards in the social rented sector partly

via Best Value but also via the community housing

agreements and quality social landlord initiative

being developed by the WFHA and the WLGA. 

In many respects, debates about the way forward for

housing policy in Wales have been dominated by

concerns with the social rented sector including the

shortage of new rented housing, the condition of the

existing local authority stock, the need for more

resources for both local authorities and housing

associations and the possible use of private finance

and transfers to housing associations. Private renting

and home-ownership have not been seen either as

direct or indirect solutions to the problem of

undersupply of affordable homes nor as possible

causes of additional pressures. A recent CML survey

of 1998/99 HSOPs showed how little attention local

authorities gave to the private sector (Evans et al.,

1999). 

This is despite the very clear evidence of a significant

unmet demand for home-ownership. The most

recent annual CML Housing Finance survey (1998)

indicated that 87 per cent of the surveyed population

wanted to be a home-owner in both two years time

(some 71 per cent already were) and in ten years

time. Rightly there will be questions as to whether

this is desirable or achievable (Harmer, 1997) but the

national strategy should address the question not

least because there is evidence that a low cost home

ownership initiative could be effective. 

The most systematic assessment of housing costs and

affordability in Wales was that undertaken by
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Bramley and colleagues (Bramley et al., 1996) funded

by Tai Cymru. Their study, The Demand for Low Cost

Home-Ownership Schemes in Wales, pointed to both

the wide variability of incomes and house prices

across Wales. The study indicated that in 1994/95, 31

per cent of younger (under 30 years old) newly

formed households could afford to buy a new home

while 44 per cent could buy an older home. Bringing

low cost home-ownership (LCHO) options into the

equation meant that 56 per cent could buy a new

home and 61 per cent an older home. The study

suggested that around 10,000 younger new

households could become home-buyers without

LCHO options each year. With LCHO options this

was increased by a further 3,400 taking the total to

13,400, 59 per cent of the estimated new younger

households forming each year.

Turning then to existing households, the researchers

estimated the potential for buying amongst ‘non-

elderly’ households who were private or social rented

tenants. The evidence suggested some 49 per cent

(31,500) could buy ‘normally’ and a further 21 per

cent (13,700) could buy under LCHO. A similar

analysis with the social rented sector would suggest

33 per cent could buy normally and a further 20 per

cent under LCHO (a total of over 72,000 out of some

250,000 households, of all ages, in the rented

sectors). Taken together and for illustration purposes

only, if such estimated numbers moved into home-

ownership in that year, the proportion of home-

ownership in Wales would have risen to around 80

per cent. What the report reveals is not only a

significant demand for low cost home-ownership in

Wales, but also that objectively quite a lot of tenants

could be owners but for one reason or another are

choosing not to do so. However, there is an

interesting coincidence between the objective

estimate this research provides, the preference data

discussed above, and ironically the 80 per cent target

for home-ownership in Wales which was set by the

previous administration but now abandoned. 

Both the private rented sector (which is expanding

in Wales through the ‘Buy to Let’ scheme) and

home-ownership can contribute to strategic

objectives in Wales in different but complementary

ways to the social rented sector and it will be

important for the Assembly to take a ‘holistic’ view. 

Conclusion
It is quite clear there is both considerable potential

and considerable desire to advance housing policy as

a means of contributing to the well being of the

Welsh people and Wales (see Feld, 1999). The

linkages between effective housing policy and

economic and social regeneration have clearly been

recognised within the National Assembly and there

would appear to be a real commitment to take this

forward. The question will be whether there is the

time, financial and staff resources to do so. Past

experience has shown that the Welsh Office was

often not represented at key discussions in London

on housing and related policy areas. The Welsh

dimension is thus not represented and not included.

While this may not be ‘fateful’ in that variants can

be introduced via secondary legislation it can still be

limiting, not least in the sense of creating and

sustaining a culture that policy is ‘handed down’

from Westminster and Whitehall. 

While scale may be one factor in this process,

another is lack of evidence and analysis. The draft

housing strategy for Wales rightly puts emphasis

upon policy being evidence led. The fact is that there

has been insufficient research in key areas of

housing policy and practice in Wales and that there

continues to be real weaknesses in the provision of

information. Thus, for example, little is known

about the rôle of the private rented sector even in

rural areas where it plays a disproportionately

significant rôle; equally there is inadequate

understanding of the current occupants of local

authority housing and their future housing needs

and demands. The decision by the Welsh Office not

to participate in the annual housing survey

undertaken for the DETR, looks in hindsight to have

been very shortsighted when one realises how little

is known about the current situation. In a world

where change is taking place at unexpected speed

and in ways and locations it had not been thought

about this becomes a crucial weakness. A

forthcoming National Assembly sponsored research

audit by the Centre for Housing Management and

Development at Cardiff University and the

Chartered Institute of Housing will be of assistance

but of equal importance will be a substantial

upgrading of information and research on housing

in Wales1.

This is not to say there is not a base to work upon.

Welsh Housing Statistics produced by the National
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Assembly is a model of brevity, clarity and

comprehensiveness compared to the DETR’s Housing

and Construction Statistics but it is only annual (with

limited quarterly updates)2. Moreover, there is an

established research capacity via consultants with a

close familiarity with Wales and University of Wales

research centres and there is a quarterly housing

journal (Welsh Housing Quarterly). Perhaps one

obvious weakness at present (and this is not unique

to Wales, although the smaller number of

participants creates additional difficulties) is the

absence of new ideas for innovative housing

policies. Much more attention has to be given to the

generation of new thinking. The Assembly will be

part of that process as will the new focus on cross

cutting agendas but that will be insufficient. More

must be done in Wales to lift the policy and practice

debate, not least in the media which still gives little

attention to housing issues. 

Devolution marks the beginning of a new era just as

the millennium marks the beginning of a new

century. The potential exists for major change in

housing policy and practice in Wales and for it to

become much more closely attuned to national

needs and interests. As this chapter has sought to

show, devolution offers the opportunity. It does not

of itself guarantee that it will be seized. However, the

simple addition of local, i.e., Welsh, scrutiny and

debate, must of itself move the agenda forward.

Hopefully, when this topic is revisited in subsequent

years one will be able to point to a substantial

record of achievement. Finally, though there are

battles to be had in Wales regarding the ways

forward it is important not to neglect what goes on

in London. For the foreseeable future some of the

key structural determinants will be forged in

London, and Wales must intensify its efforts to

influence what happens. As in rugby or indeed any

other sport the away games will be just as important

as the home matches!
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Notes
1. The forthcoming book on Housing in Wales in the CIH

Policy and Practice Series will also be a useful additional
resource. 

2. A useful annual review of housing and the housing market
in Wales is produced by the CML in its quarterly journal
Housing Finance (National Markets Review).
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Commentary

Chapter 1 
Economic prospects
and public expenditure

Section 2



Economic recovery
The rate of economic growth in 1998 slowed to 2.1

per cent (Table 1 in Compendium), the lowest rate

of growth for the UK. In the current year the

Treasury Budget forecast is now for even slower

growth, of between 1 per cent and 1.5 per cent

(Table 11 in Compendium), compared to the 1.75

per cent to 2.25 per cent growth that it was

forecasting in the Budget a year earlier. The

consensus among independent forecasters, however,

is that this is rather optimistic, and that growth is

likely to fall a little below 1 per cent.

While economic growth in the UK over the four year

period from 1994 to 1997 was above the average for

countries in the European Union, in 1998 it was

lower and is projected to remain lower this year and

next. The OECD forecasts for the UK, European

Union and other major economies are shown in

Table 9. It should be stressed, however, that these are

December 1998 forecasts, and this summer the

OECD will undoubtedly be revising its forecasts for

the UK economy downwards, in line with the more

recent Treasury and other UK forecasts. 

As ever there are several uncertainties over all these

economic forecasts, although there are now signs of

recovery from the recent economic crisis in the Asian

economies. That crisis has, however, already resulted

in a number of economic casualties in the UK for

those industries most immediately affected by the

Asian markets.

This year, international economic uncertainty has a

more traditional focus for the UK – the state of the

largest economy in the world. After seven years of

economic growth averaging over 3 per cent per

annum, the USA economy is also expected to slow,

and if that downturn is sharper than expected this

will have inevitable consequences around the

world. In 1998, for example, the USA accounted

for some half of all world economic growth. While

the more likely forecast is for a ‘soft landing’ for

the USA economy, there are particular concerns

about the fragility indicated by private sector

financial deficits, the related trading deficit, and the

very highly valued stock markets. If these result in a

‘harder’ landing for the USA economy this will

have a particularly strong impact on the UK as a

result of our well established trading, investment

and financial market links with the USA1. 

The Euro effect
One of the primary economic concerns in the UK

over the last few years, particularly for

manufacturing industry, has been about the value

of sterling. The value of sterling rose for a number

of reasons, not least because of the interest rate

rises imposed by the Bank of England. Between

1995 and 1998 the pound rose by just 5 per cent

against the USA dollar, but by 21 per cent against

European currencies. 

That rise in sterling over that period weakened the

relative competitiveness of UK industries, and this

– together with the particular impact on Asian

market related industries – was a major factor in

the slow down in the rate of economic growth in

the UK.

However, since last September the Bank of England

has, in a series of almost monthly steps, sharply

reduced the UK bank rate from 7.5 per cent to 5 per

cent. This has not, however, created any significant

fall in the value of the pound. Rather, it has eased

concerns about a possible ‘hard landing’ for the UK

economy, while concerns about the weakness of a

number of the European economies has seen sharp

reductions in the value of the newly launched Euro.

In consequence the pound has risen further in value

relative to the Euro.

This is the reverse of the position over the mid

1990s, when the depreciation of sterling following

the ‘fall out’ from the Exchange Rate Mechanism

provided the platform for economic growth in the

UK to outstrip growth rates in Europe. Now the

lower value of the Euro will aid the process of

economic recovery in Europe, while adding to the

factors that will inhibit economic growth in the UK. 

If, of course, the UK had joined the Euro venture,

then the value of sterling would have automatically

moved at the same rate, and there would have been

no relative disadvantage to the UK economy. Joining

the Euro would, however, have involved a further

substantial reduction in UK interest rates, raising

concerns about inflationary effects, not least in the

housing market. 

Uneven economic development
Much of the debate about whether or not the UK

should join the Euro, is around the issue of whether

a single interest rate can be set appropriately for
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such a large and diverse region as that covered by

the Euro. These are legitimate concerns given the

widely differing levels of performance of the

different European economies, with very sluggish

growth over the last year in Italy (1.4 per cent) in

sharp contrast with the very rapid growth in the Irish

economy (9.8 per cent). 

It is implicit in the adoption of a single interest rate

that economic adjustments between the Euro

countries will follow from relative movements in

price inflation, rather than from movements in

currencies. There is also, clearly an important role

for ‘regional’ economic policies to operate across

Europe to ease the processes of economic

adjustment.

Concerns about ‘one size fits all’ interest rates can be

just as readily directed at the single bank rate

applied across the whole of the UK. This is more, or

less, appropriate for different sectors of the UK

economy, and for different regions in the UK. While

the business services and communications sectors

are expected to grow rapidly during 1999,

manufacturing is expected to decline. These sectoral

differences also have spatial implications in the UK,

with growth focused in London and the South,

relative to the northern part of the country.

This uneven growth, together with the interest rate

reductions, has already led to a new rise in house

price inflation in London, while house prices in the

North remain relatively flat (see Commentary Chapter

3 for more on the housing market). It should not,

however, be assumed that the large rise in London

house prices is the beginning of another runaway

inflationary boom like that experienced a decade

earlier. 

While the housing market is inherently subject to

large cyclical swings, because of the lag in the capacity

of new supply to meet short term rises in demand,

neither the Treasury nor the Bank of England are

likely to repeat the economic misjudgements a decade

earlier that fuelled the boom and bust in which the

housing market played such a significant rôle.

Both are now fully aware of the potential role that a

deregulated mortgage market can play in exaggerating

cyclical economic effects. However, it should also be

recognised that in part the extent of ‘equity

withdrawal’ in the late 1990s was a first time round

exercise following the deregulation of the mortgage

markets that made it possible. Despite five years of

economic growth, ‘equity withdrawal’ in the UK in

1998 was only a little higher than a year earlier, and

was equivalent to less than 0.2 per cent of consumer

spending (Compendium table 7).
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Figure 2.1.1: Housing spending rises as a proportion of total consumer expenditure
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Expenditure on housing now accounts for just over 13 per cent of total consumer spending, compared to just 6% in the 1950s. This rise reflects both the
growth of home ownership, real rises in house prices over the period, and the real rises in council and housing association rents associated with the switch
from producer subsidies to means tested consumer subsidies. Consumer spending on housing includes water and sewerage charges, and for home-owners is
based on the imputed rental value of the dwellings they occupy, rather than cash expenditures on mortgages.



Moreover, the uneven economic fortunes in the UK

are likely to dampen the traditional house price

ripple from London in the coming years. Those

uneven economic prospects can also be seen in the

latest regional labour market forecasts from the

Institute for Employment Research2, shown in

Figure 2.1.2. This contrasts the employment

prospects for the North with those for the South

East over the years to 2002. While there is little

difference in the prospects for part-time

employment, a fall in full-time employment is

forecast in the North, while a small rise is forecast

in the South East. 

These uneven regional forecasts reflect the different

prospects for the different sectors of the economy,

with continuing decline in the manufacturing

sector, and growth in the services sector. By 2006

the manufacturing sector will account for just 14

per cent of all jobs, compared to over 30 per cent

in 1971 (Table 2.1.1).

Over that 35 year period there will have been a 

15 per cent decline in the absolute numbers of

men in work, while the number of women in work

will have grown by a half. However, a very small

increase in male employment is forecast for the

years from 1997 to 2006, slightly easing the sharp

reductions over the last three decades (Table 2.1.2).

Over the full 35 year period the proportion of 

part-time employees will have doubled, from just

14 per cent in 1971 to 29 per cent by 2006 

(Table 2.1.2). 
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Figure 2.1.2: Employment prospects for 1997 to 2006
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These uneven sectoral and regional employment

prospects raise critical issues for government

economic, social and housing policy. The areas of

relative economic decline contain many of the large

cities and conurbations the government wishes to

regenerate, as well as the regions where councils and

housing associations have been exposed to the

phenomena of ‘low demand’. This is discussed

further in Commentary Chapter 5.

Public spending
For its first two years the New Labour government

more or less followed the public expenditure plans

inherited from the previous government, but

following the Comprehensive Spending Review, it

set out its ‘own’ expenditure plans for the years to

2001-02. The post CSR expenditure plans were

reported in outline in last year’s edition of the

Review, but can now be set out more fully, and in the

context of expenditure plans for earlier years

(Compendium tables 12 to 16).

There have, however, been no significant changes to

those plans since they were announced last year, other

than improvements to the new Tax Credit scheme

which is discussed in Commentary Chapter 6. The

most significant ‘housing’ provision in the new plans

is for an increase in housing capital investment in

England and Scotland (but not Wales). 

It should be noted that the public expenditure plans

have been recast, partly in response to the new

conventions arising from the 1995 European System

of Accounts, which has had a wide ranging impact on

the presentation of economic and financial statistics

for all sectors of the economy. It is also, however, a

result of government policy on the management of

public expenditure.

Thus, while it is still possible to obtain data on

‘General Government Expenditure’, the main focus is

now on ‘Departmental Expenditure Limits’ and

‘Annually Managed Expenditure’, which together

make up ‘Total Managed Expenditure’. So in the new

jargon, DEL + AME = TME. However, TME is not quite

the same as General Government Expenditure (GGE),

as adjustments are required in respect of financial

transactions and public corporation net expenditure

and debt interest (Compendium table 15a). 

Gone too are those old favourites the PSBR, and its

continental cousin GGFD. The PSBR has been

replaced as the primary measure of ‘fiscal stance’ by
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Table 2.1.1 Employment trends and forecasts

Employment by broad industrial sector 1971 1981 1986 1991 1997 2001 2006

000s 000s 000s 000s 000s 000s 000s

Primary and utilities 1,585 1,352 1,096 974 758 727 703

Manufacturing 7,468 5,934 5,077 4,582 4,350 4,018 3,812

Construction 1,595 1,571 1,660 1,890 1,627 1,653 1,623

Distribution, transport etc. 6,180 6,538 6,589 7,143 7,443 7,766 8,133

Business & misc services 2,818 3,633 4,321 5,131 5,858 6,383 7,073

All industries above 19,826 19,028 18,743 19,721 20,036 20,547 21,344

Non-marketed services 4,660 5,463 5,760 6,241 6,323 6,276 6,407

All industries 24,485 24,491 24,502 25,962 26,359 26,823 27,751

% % % %   % % %  

Primary and utilities 6.5 5.5 4.5 3.8 2.9 2.7 2.5

Manufacturing 30.5 24.2 20.7 17.6 16.5 15.0 13.7

Construction 6.5 6.4 6.8 7.3 6.2 6.2 5.8

Distribution, transport etc. 25.2 26.7 26.9 27.5 28.2 29.0 29.3

Business & misc services 11.5 14.8 17.6 19.8 22.2 23.8 25.5

All industries above 81.0 77.7 76.5 76.0 76.0 76.6 76.9

Non-marketed services 19.0 22.3 23.5 24.0 24.0 23.4 23.1

All industries 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Source: Review of the economy and empoyment 1998/9, Institute for Employment Research.
Note: Non-marketed services are health, education, defence and public administration.



‘Public Sector Net Borrowing’. Similarly GGFD has

now been renamed as ‘General Government Net

Borrowing’. The UK government, however, continues

to focus on a public sector fiscal measure while the

European Union and most of the rest of the world is

primarily concerned with general government

finances. The UK government also uses two

measures of General Government Net Borrowing.

One follows international conventions and is used,

for example, when reporting government deficits (or

surpluses) under the Maastricht Treaty. For domestic

purposes, however, the ‘Windfall Tax’ on utilities and

the associated spending is excluded from the

measure. 
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Table 2.1.2 Employment trends and forecasts

Composition of employment 1971 1981 1986 1991 1997 2001 2006

000s 000s 000s 000s 000s 000s 000s

Male employees 13,946 12,880 12,049 11,815 11,690 11,712 11,879

Female employees 8,377 9,348 9,660 10,754 11,340 11,745 12,482

Self-employed 2,162 2,263 2,793 3,393 3,329 3,366 3,390

All in employment 24,485 24,491 24,502 25,962 26,359 26,823 27,751

Of which

Full-time employees 18,839 17,587 16,671 16,683 16,370 16,205 16,195

Part-time employees 3,484 4,641 5,038 5,886 6,660 7,252 8,166

% % % %   % % % 

Male employees 57.0 52.6 49.2 45.5 44.3 43.7 42.8

Female employees 34.2 38.2 39.4 41.4 43.0 43.8 45.0

Self-employed 8.8 9.2 11.4 13.1 12.6 12.5 12.2

All in employment 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Of which

Full-time employees 76.9 71.8 68.0 64.3 62.1 60.4 58.4

Part-time employees 14.2 18.9 20.6 22.7 25.3 27.0 29.4

Source: Review of the economy and employment 1998/9, Institute for Employment Research.
Note: Full-time and part-time employees plus the self-employed total all those in employment.
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Household projections
New household projections for England have been

released, and the full report is due to be published

before the end of the year. The new projections are

based on 1996 population projections, and replace

the household projections based on the 1992

population projections. Undoubtedly the main

‘headline’ from the revised projections is that they

provide a slightly lower forecast for household

growth than the now notorious 4.4 million figure

derived from the 1992 based projections.

DETR press releases compare the 3.8 million

household growth projected over the 25 years to

2021, with the earlier 4.4 million projection over the

25 years to 2016. However, the difference between

those figures is as much because they relate to a

different 25 year period, as it is to substantive

revisions to the projections. If the same 1991 to

1996 period is considered, the new projections are

for growth of 4.1 million. The lower 3.8 million

forecast growth over the period 1996 to 2021 results

from lower growth in the 2016 to 2021 period than

over the 1991 to 1996 period (see Figure 2.2.1).

Nonetheless there are still some substantive

reductions in the household growth projections. An

early indication of one of the key reasons for this

reduction can be found in the Spring 1999 issue of

Population Trends, in an article analysing trends in

cohabitation1. While cohabitation grew throughout

the 1970s and 1980s, in the early years of the 1990s

that growth tailed off, and the 1992 projections were

based on the assumption that the rate of cohabitation

would not rise any further. 

More recent data makes it clear that the rate of

cohabitation for ‘never married’ men and women has

continued to grow, while there have been somewhat

erratic and largely offsetting variations in the

cohabitation rates for divorced, separated and

widowed men and women. On this basis the new

projections now assume further growth in the

cohabitation rate for the never married, while

retaining the unchanged rate for the divorced,

separated and widowed.

Following that revision in methodology, the numbers

of cohabiting couples in England and Wales are

projected to grow by 70 per cent, or nearly 1.1

million, between 1996 and the year 2011. This

compares with growth of just 12.5 per cent, or

180,000 cohabiting couples, in the 1992 based

household projections for England and Wales.

Every additional cohabiting couple effectively means

two less single person households. Thus taking just

the fifteen year period from 1996 to 2011, the changed

assumption on cohabitation rates alone accounts for

just under one million of the overall reduction in

projected levels of household growth in England.

Further reasons for the downward revisions to the

projections will become apparent with the

publication of the full report. The downward revisions

will be broadly welcomed, but it must be
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Figure 2.2.1 Small downward revision in projections of household growth
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remembered that the projections are just that; and in

practice the outcome may be quite different. This is

recognised in part by the inclusion of a range of

outcomes in the event of changes to the key

assumptions underlying the projections, including

fertility (+40/-60 thousand )and mortality (+160/

-180 thousand) rates, and net migration (+450/-410

thousand).

Despite the downward revisions the projections still

suggest that there will be a nearly 20 per cent growth

in household numbers over the twenty five years to

2021. They also suggest that there will be growth in

household numbers in all regions, albeit with a far

higher rate of growth in the Eastern, South East and

South West than in the Northern regions (Table 2.2.1). 

Right-to-buy
Right-to-buy sales in England held steady at just

under 40,000 in 1998, and cumulatively sales from

1980 to 1997 in Great Britain have now reached the

1.8 million mark (Compendium table 20). By the

time we enter the millennium, cumulative Right-to-

buy sales look likely to come very close to 2 million. 

Housing conditions in Wales
Initial results from the 1997/98 Welsh House

Condition Survey have now been released, and are

set out in Compendium table 24. These show an

outstanding repair backlog of £1.1 billion, of which

£788 million relates to the owner-occupied sector.

The highest average repair backlog per dwelling is in

the private rented sector (£1,883 per dwelling),

which also has by far the highest unfitness rate (18.4

per cent).

The survey results show overall unfitness down from
13.3 per cent in 1993 to 9 per cent in 1997/98, with a
smaller drop in the overall average repair backlog from
£1,125 per dwelling to £953 per dwelling. In part this
trend reflects the relatively high levels of expenditure
on improvement grants in Wales over the period.
However, following the ending of the legal right of
households to mandatory grants, and cutbacks in
financial provision, the numbers of improvement
grants paid in Wales in 1998 tumbled to just over
3,000, compared to over 12,000 in 1997, and over
17,000 in each of the two previous years
(Compendium table 26b). The results of the next
Welsh survey may consequently be rather less assuring.

Race and overcrowding
There was a temporary pause in the annual General
Household Survey (GHS) in 1997, and tables in the
Review derived from the GHS are consequently still
based on data for 1996, or for a run of years to 1996.
Normal service will be resumed next year with the
publication of the 1997 survey.

In the pause, however, it has been possible to update
Compendium table 30, which shows a number of
dimensions of the relationship between housing and
race. Because of small sample sizes these analyses are
all based on combined data from the 1994, 1995 and
1996 surveys. 

Of particular note are the figures on race and
overcrowding. In his article in the Review on
developments in housing policy over the century 
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Table 2.2.1 Household projections by government office regions
Millions

Percentage 
growth

1991 1996 2001 2006 2011 2016 2021 1996-2021

North East 1.05 1.08 1.10 1.12 1.14 1.15 1.17 8.3
North West 2.72 2.81 2.87 2.93 3.00 3.06 3.11 10.7
Yorkshire & Humberside 1.99 2.08 2.14 2.20 2.26 2.32 2.37 13.9
East Midlands 1.60 1.69 1.76 1.83 1.90 1.97 2.03 20.1
West Midlands 2.04 2.13 2.19 2.24 2.30 2.35 2.40 12.7
Eastern 2.03 2.17 2.28 2.39 2.49 2.60 2.70 24.4
London 2.84 3.00 3.13 3.25 3.38 3.52 3.64 21.3
South East 3.03 3.22 3.40 3.57 3.74 3.91 4.06 26.1
South West 1.90 2.01 2.11 2.21 2.32 2.42 2.52 25.4
England 19.21 20.10 20.99 21.73 22.52 23.31 24.00 19.4

Source: DETR.
Note: North West includes Merseyside.



Alan Holmans shows how far overcrowding has
been eradicated; and that it now persists only for a
very small minority of households. For ethnic
minorities as a whole, however, overcrowding still
affects a very substantial minority of households.
This is particularly the case with respect to Pakistani
and Bangladeshi households, where almost a quarter
are overcrowded, as defined by the conventional
bedroom standard (Figure 2.2.2).

Social housing and economic activity
A range of reports continue to rightly draw attention

to the decline in the numbers of working

households in the social rented sector. Of particular

note is a lucid and wide ranging report by Alan

Murie and colleagues on Changing demand and

unpopular housing. Among the many insights in this

powerful contribution to the debate on ‘low

demand’, they particularly draw attention to the

trend for younger households to regard social

housing as a temporary roof over their heads, rather

than a home for life2.

Those trends are more apparent in some parts of the

country than others, and across England as a whole

the decline in the proportions of tenant households

with working heads in the 1990s has been very

modest, after taking account of the increasing

proportion of retired households in the population

as a whole. Indeed in the council sector the

proportion of households with working heads fell

from 50 per cent in 1991 to just 48.4 per cent in

1997/98. The decline was, however, much sharper in

the housing association sector (Figure 2.2.3).
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Figure 2.2.2 Overcrowding still an issue for ethnic minorities
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Figure 2.2.3 A half of tenant households below retirement age in employment
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Strong but uneven growth in 1998
The level of activity in the housing market fell back

in 1998, following strong growth in 1997. However,

house purchase transactions in 1998 were close to

1.35 million, and apart from 1997 they were still

higher than in any year since 1990. Despite that

reduction in turnover house prices rose quite sharply

in 1998, by 11 per cent according to the weighted

index of house prices produced by the Council of

Mortgage Lenders (Compendium table 43b).

With those house price rises the phenomena of

‘negative equity’ has disappeared from the wider

housing market, although it remains a factor in

some particular localities. There are, however, now

no regions in which average house prices are still

lower, in cash terms, than they were at the peak of

the housing market boom. One consequence of

this market change is that the national data on

levels of negative equity included in previous

editions of the Review are no longer being updated.

For the now historic data series on negative equity

readers are therefore referred to last year’s issue of

the Review. 

The forecast for 1999 is for a further fairly strong

rise in house price rises, following the series of

reductions in interest rates since the Autumn of

1998. Since then the Bank of England reduced the

base rate from 7.5 per cent to 5 per cent, and most

(but not all) of that reduction has now been

reflected in lower mortgage rates. As a result,

mortgage interest rates in 1999 will fall to the lowest

level in over four decades (Figure 2.3.1), and will

thus be able to readily shrug off the Budget

announcement of the final abolition of MIRAS in

April 2000 (of which more in Chapter 6).

Mortgage payment to income ratios for new

purchasers are also likely to fall slightly in 1999,

following a small rise in 1998, as a result of the

reductions in interest rates. It will need more than a

10 per cent rise in house prices in 1999 to offset the

fall in interest rates. In either event, payment to

income ratios will remain significantly lower than

during the boom years of the late 1990s

(Compendium table 40).

Regional diversity
If, for the UK as a whole, house prices rose rapidly

in 1998, there was a great deal of regional variation.

In London and the South East house prices rose by

15 per cent, while in the Northern regions of the

country, and in Scotland, average prices rose by just

3 per cent or 4 per cent (Compendium table 43).

These regional variations in house price increases are

far sharper than those in 1997, and can be seen in

the context of the uneven sectoral and regional

economic developments over the year (see

Commentary Chapter 1). 

If the ‘North – South’ house divide is growing once

more, it remains well below the peak differentials

experienced during the housing market boom in the
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Figure 2.3.1 Mortgage rates fall to historic low
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late 1980s1. Given the regional economic and

employment projections discussed in Chapter 1,

those differentials would seem likely to grow further

in the years ahead, unless there is a decisive shift in

regional economic and planning policies.

Rise in repossessions 
Repossession levels increased slightly in 1998

(Compendium table 46), together with levels of

short and medium term mortgage arrears. This

ended the successive reductions in repossession rates

since they peaked in 1991. However, the 1998 level

(33,820) of repossessions remains significantly

higher than in the years before the housing market

collapse at the end of the last decade. 

Repossessions also look set to rise further in 1999, as

the upward trend in the numbers of new court

possession actions continued to rise throughout

1998, and rose again in the first quarter of 1999

(Figure 2.3.2). Given that the 400,000 plus cases over

the eight years to 1997 virtually cleared the overhang

of long term mortgage arrears cases from the

recession, the continuing rise in the levels of court

actions are indicative of current difficulties in the

market, rather than hangovers from the recession.

This upward trend, in a context where

unemployment continued to fall (Compendium

table 4), and where mortgage interest rate

movements were very limited, raises questions about

the levels of instability in the sector. In part the

trend may be related to increased instability in the

‘flexible’ labour market, that is not reflected in

aggregate point in time unemployment data. It is

also likely to be linked to the nine month restriction

on Income Support help with housing costs that

applies to most households that have taken out a

mortgage since October 1995. As home-buying

households move, or remortgage, this restriction

now applies to a growing proportion of households.

As reported in last year’s Review this cutback in ISMI

has so far led to only a modest increase in the

numbers of home-buying households taking out

private ‘mortgage payment protection insurance’

(MPPI). About a third of new home-buying

households now take out such policies, and the

range of cover they offer is variable. Moreover they

are inherently limited in the help they can provide

to self-employed and short term contract workers,

and in practice they can only provide cover for a

relatively short time period (i.e. 9 to 12 months).

These limitations have been confirmed by a new

study showing that some 30 per cent of MPPI claims

are rejected. 

The Council of Mortgage Lenders, with the

Association of British Insurers, have now launched a

new voluntary code, that is intended to improve

both the take up, and the reliability of MPPI

policies. This includes a new ‘minimum standard’

for the detailed terms and conditions of MPPI

policies. While welcome this is a voluntary initiative,

and it remains to be seen how far it will succeed in
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Figure 2.3.2 Post-recession rise in mortgage possession court cases
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improving the security for home-owners confronted

by adverse employment, health or domestic

difficulties. In the interim, home-buying households

are now far more vulnerable to economic and social

misfortune than they were before the ISMI

restrictions.

Private renting
Survey data suggests that the overall private rented

sector in England declined in 1997/98, ending the

continued growth experienced since the deregulation

of rents in 1989 (Compendium table 49). That

decline can, however, be directly attributed to the

restrictions on private rents eligible for housing

benefit introduced at the beginning of 1996.

Between May 1997 and May 1998 the numbers of

private tenants receiving housing benefit fell by

100,000 (Compendium table 109a), and most of

that fall can be attributed to the benefit restrictions.

New research undertaken for the DETR and DSS has

also confirmed that some landlords have now

stopped letting to housing benefit claimants as a

result of these new restrictions, while others have

been more concerned about the delays and ‘hassle’

involved in the administration of housing benefit2.

Taken together these findings suggest that the ‘non-

housing benefit’ sub sector or the private rented

market has continued to grow, notwithstanding the

continued recovery of the home-ownership market

and the associated house price rises. One

consequence of those house price rises, however, is

that the gross rental yields in the private rented

sector have declined over the last two years (Figure

2.3.3). However, as landlords will have the future

benefit of the capital gains resulting from those

house price rises, this does not necessarily imply that

there is likely to be any downturn in the rented

market. 
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Figure 2.3.3 Private sector rents and yields
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The expenditure plans and departmental reports

published in March 1999 cover the years to

2001/02, and reflect in more detail the outline

programmes set out in the ‘Comprehensive

Spending Review’ (CSR) published last summer.

With these plans the new Labour government has

finally moved beyond the expenditure plans it

inherited from the previous government1. 

While the inherited plans were supplemented by the

‘Capital Receipts Initiative’, that initiative no longer

features in the post-CSR plans. Rather, in different

ways, the provision for new local authority housing

investment have been increased, at least in England

and Scotland. There is, however, very little change in

the provision for council investment in Wales. The

greater part of the increased provision in England

will materialise in the first year of the new

millennium.

In the short term the impact of the new

government’s housing expenditure plans have been

limited. The Capital Receipts Initiative and

subsequent funding has eased, but not reversed, the

sharp decline in investment provision that had been

set in train by the previous government. In real terms

gross public sector housing investment in 1998/99

was 20 per cent below the level achieved in the last

year of the previous administration (Figure 2.4.2).

This year’s Review has specific articles covering the

prospects for housing policy and investment in

Scotland and Wales under the new constitutional

arrangements. This chapter therefore focuses primarily

on the expenditure plans for England and Northern

Ireland, and includes a more extended review of the

stock transfer programme in England. 

England
Following the CSR, local authority housing

investment is set to rise sharply to almost £2 billion

next year, and again to £2.4 billion in the year

2001/02 (Figure 2.4.3). This will be a remarkable

change following the continual cut backs over the last

decade, and in cash terms. Even so, in real terms,

overall local authority housing investment will remain

lower than in the years up to 1994/95.

The additional investment will permit a very

substantial rise in investment in council stock

renovation and improvements in the two years ahead.

With the run down of council investment in new

building over the last two decades, the decline in

stock renovation investment has in any event been

much less than the overall decline in council

investment. While in real terms, total council

investment fell by nearly a half over the decade to

1997/98, stock renovation investment fell by just a
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Figure 2.4.1: Public sector accounts for just seven per cent of housing investment

In the immediate post war period, housing investment accounted for about a third of total gross fixed capital formation. Subsequently that ratio has
declined, but housing still accounts for almost a fifth of total capital investment across the whole economy. Over the same period total gross fixed capital
investment has in turn risen as a proportion of total Gross Domestic Product (GDP), and now accounts for about a sixth of total GDP. If housing investment
thus continues to be an important component of the economy, the public sector now contributes just 7 per cent of that investment, compared to over 
80 per cent in 1950, and 20 per cent as recently as 1990.



third (Compendium table 57a). Moreover, the size of

the council stock is now much reduced, and

substantial levels of investment are now being

undertaken on ex-council stock transferred to new

landlords. Seen in this context the forthcoming

increased provision for new investment can be viewed

even more favourably.

Stock transfers
Over the last eleven years, 72 councils in England

have undertaken large scale voluntary stock transfers

(LSVT) of some 325,000 dwellings (Compendium

table 63a). In all these cases the transfer price (based

on tenanted market value) was sufficient to cover the

outstanding debt on the stock held by the council

concerned. At the same time the transfer price still

permitted the new landlords to undertake additional

borrowing to undertake very substantial programmes

of major repair and stock improvement. 

In addition the last two years have seen 19 stock

transfers of individual council estates supported by

government funding, through the Estates Renewal

Challenge Fund (ERCF). In these cases the borrowing

required for major repairs and improvements were

typically far higher, and exceeded the improved value

of the stock. The ERCF grants were necessary in these

cases to balance the council and new landlord body

accounts, and to make it possible for the new

landlords to raise private finance to make a major

contribution towards the costs of repairs and

improvements. Altogether, the ERCF programme has

supported the transfer of a further 25,000 dwellings

over the last two years (Compendium table 63c).
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The scale of the stock transfer programmes in

England have fluctuated over the last decade, mainly

due to central government vacillations in policy, but

1998/99 saw the highest level of stock transfers

achieved since their initiation in 1998. The LSVT and

ERCF programmes saw over 70,000 dwellings

transferred last year, either to housing associations

or local housing companies.

In total, those transfers have raised close to £6

billion private finance over the last eleven years, of

which about a half was required to make payments

to the councils transferring the stock. While some of

the initial private finance raised has been required to

cover set up costs and operating deficits in the early

years following transfer, it can be reasonably

estimated that well over £2 billion of that private

finance has been applied to major programmes of

investment in major repairs and improvements to

the transferred stock.

The level of stock transfer activity in 1999/00 is also

set to expand. The housing transfer programme

approved by DETR includes some 144,000 dwellings

proposed to be transferred by 25 authorities. Of

those, 17 councils propose to transfer the whole of

their housing stock. This accounts for some 120,000

dwellings, including Coventry with just over 20,000

dwellings, and Thameside with almost 17,000

dwellings. In each of these cases the transferred stock

will be split between more than one new registered

landlord. 

Just over 11,000 dwellings are proposed to be

transferred with the support of £133.4 million ERCF

funding. A further 12,750 dwellings comprise six

estates proposed to be transferred by London and

other urban authorities, that do not require ERCF

support. However, two of the whole stock transfers

(Burnley and Coventry) will require the DETR to

provide financial support to the councils concerned,

as the capital receipt from the transfer is not

expected to be sufficient to cover the current

outstanding debt on the stock.

In practice, however, some transfers are likely to fall

by the wayside as a result of failure to obtain the

necessary level of tenant support. Despite the

typically substantial benefits to existing tenants that

result from stock transfer, in some areas they remain

politically contentious, and in a minority of cases

local opposition campaigns result in ballot results

against the transfer proposal. 

While the rate of stock transfers in England has

accelerated since the advent of the new Labour

government, the future development of the

programme remains uncertain. As seen above, the

sharp cut backs in council capital funding in recent

years have been partially reversed, and under the

‘New Deal for Communities’ programme, financial

support has been provided for multi-faceted local

housing, economic and social regeneration

programmes. 

Resource accounting
Looking further ahead, the introduction of resource

accounting conventions for council housing is

proposed to enable councils to significantly increase

the levels of spending on repairs and funding that

they finance directly out of rental income. This

will, however, require legislation to end the

requirement (in England and Wales only) that the

majority of authorities must use some of their

rental income to cover the costs of housing

benefits. This is also likely to involve some

offsetting reduction in council borrowing

permissions, and revised redistributory

arrangements as between councils with stronger or

weaker finances (based on the balance between

outstanding debt, stock repair and improvement

requirements and rent levels).

The potential for these revised financial

arrangements to facilitate greater levels of

investment on council housing is also likely to be

boosted by the extension of the Private Finance

Initiatives (PFI) programme to council housing.

DETR has recently invited eight councils (out of 50

bids) to work up proposals for pilot PFI schemes

involving investment on homes to be retained in

council ownership. Under the PFI regime, private

sector partners will raise the capital finance and

undertake the improvements and also (usually)

take over the management of the estates concerned,

although in some cases councils will retain some

management role. If these pilots lead on to more

widespread consents for PFI schemes to be applied

to retained council stock, councils would be well

placed to fund such schemes through the increased

revenue resources they will have available under

the proposed resource accounting revenue regime.

The PFI schemes might be regarded as more

appropriate for councils in areas now experiencing
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reduced levels of demand for council housing, in

that the private sector is not required to take on the

risk that future levels of demand will fall further

than anticipated, thus threatening the rental flows

required to underpin stock transfer finances.

Conversely the transfer of council housing to new

landlord bodies offers a greater opportunity to

restructure the ‘rented housing product’, and to

market the housing without the stigma carried by

the endless reporting of difficult estates and

stereotypical neighbours from hell. Even so, in those

areas of the country now experiencing low demand

for rented housing in all tenures, PFI rather than

stock transfer is a more likely mechanism to finance

the mixture of selective demolitions and

improvements required to restructure the local

housing market.

Housing associations
Next year will also see a modest rise in the Housing

Corporation budget for new investment by housing

associations and other registered social landlords

(RSLs) (Compendium table 59). RSL hopes for a

more substantial rise in new investment rest on

councils opting to use a proportion of their

increased capital funding for new RSL schemes.

There is also likely to be some upturn in investment

following on from the higher level of stock transfers,

and the increased levels of ‘useable’ capital receipts

this generates for the transferring councils (£116

million in 1998/99).

Within that overall provision, the Housing

Corporation is reviewing the balance in its

investment programmes in response to the
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unfolding evidence of ‘low demand’ for housing in

many northern parts of the country. (See

Commentary Chapter 5 for a discussion of ‘low

demand’).

Housing associations also face radical changes as a

result of revised government policies that will

impact on their revenue finances. From 2003, it is

proposed that funding for the ‘care costs’ in

sheltered and supported housing schemes will be

met from a new fund administered by local

authorities, rather than by service charges eligible for

housing benefit. These proposals have raised some

controversy, and the issues involved are undoubtedly

complex. However, one effect of the proposed

changes is that it will reduce overall inclusive RSL

rents by around 2 per cent.

Rents
Housing associations are also likely to face further

changes to the regulatory rent policy framework

within which they operate. The ‘RPI + 1%’ policy is

clearly no more than an interim policy, and the

forthcoming Green Paper is likely to spell out

options for reforming both RSL and council rents to

move them into a more coherent framework. How

far that impacts on RSLs will depend critically on the

objectives and principles on which the rent policies

are based.

Currently the Housing Corporation grant rate model

relates locational variations in rents to incomes. In

contrast, the current local authority subsidy system

relates rents to a mix of local capital values and

county level earnings. The result of these different

approaches is that the regional differences in rents

are greater in the council sector, and more

constrained in the RSL sector. It may also be noted

that in the future, with the advent of resource

accounting, councils will need to take greater

account of the current capital values of their stock,

although this does not in itself mean that rent policy

must necessarily be based on capital values. 

Extended debates on the principles and mechanisms

of rent policy can be expected once the Green Paper

is published. Ultimately the decisions on rent policy

will reflect the balance of priorities for different

policy objectives. If the primary concern is housing

market efficiency, then logically the local and

regional profiles of rents in the council and RSL

sectors will be related in some fashion either to

capital values, or private sector rents, and this will

lead to some widening of the regional distribution

of RSL rents.

If, however, a stronger priority is afforded to welfare

to work and social exclusion objectives, it would be

more logical to relate locational rent variations to

the profile of earned incomes at the lower end of the

job market. This would imply relatively little change

from the current locational profile of RSL rents.

Whatever rent policy is adopted, the Housing

Corporation is likely in the future to bear down

more strongly on RSLs whose rents are above

average for the sector. 

In this context, Table 2.4.1, which is derived from

the 1996 English House Condition Survey, is of

some interest. It shows the average capital values of
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Table 2.4.1 Capital values of dwellings by tenure and region, 1996

Government office region Owner-occupier Private rented Council RSL All

£ £ £ £ £

North East 53,282 43,602 26,697 25,949 44,196

Yorkshire & Humberside 54,767 36,976 25,025 31,107 45,828

North West 59,435 42,795 25,636 26,085 50,495

East Midlands 59,818 41,411 28,298 29,432 52,158

West Midlands 62,965 53,363 32,127 33,597 54,533

South West 70,286 59,036 35,325 42,923 64,123

Eastern 77,541 54,055 44,485 43,905 69,365

South East 92,617 67,101 44,924 43,687 83,172

London 102,143 79,280 48,848 58,354 84,179

England 73,154 57,848 34,827 40,610 63,605

Source: English House Condition Survey, 1996.

dwellings in each of the main tenures. This gives

some indication of the potential regional

differentials in rent levels that could arise in the

event that it is decided to relate rents (whether in

part or in full) to capital values. It is also interesting

to note that the average capital value of RSL

dwellings nationally are some way above the average

for council dwellings. In most regions, however,

there is little difference between the average value of

council and RSL dwellings. The main reason for the

difference in average values at the national level is

the different locational distribution of the council

and RSL stock.

Regeneration
The switch of investment resouces from the estate

action programmes to the wider single regeneration

budget (SRB) was examined by Brendan Nevin in

the 1996/97 edition of the Review3. With their wider

objectives of social and economic regeneration, the

new style regeneration programmes deliver only a

modest level of investment in new housing, or

housing improvements.

Nonetheless, over their lifetime the first four rounds

of SRB projects are expected to complete or improve

some 260,000 dwellings. Moreover those

improvements will take place in the context of a

wider range of economic and social regeneration

activies that aim to improve the overall quality of

life for residents.

The housing investment focused estate action and

housing action trust programmes are now nearing

completion, while the more widely based SRB

programme, together with the similar ‘New Deal

for Communities’, now make up the greater part of

the overall DETR regeneration budget (Table 2.4.2).

There is also a substantial continuing level of

investment in the ‘English Partnerships’, which

focuses on the reclamation and development of

vacant, derelict or contaminated land. From this

year, responsibility for the SRB and English

Partnership programmes will pass over to the

newly created ‘Regional Development Agencies’. 

Many of the estates and areas that will benefit from

the funding available for these regeneration

projects are in areas of the north, that have seen

the long term decline of their older manufacturing

industries, and where the phenomena of ‘low

demand’ for housing in all tenures has emerged in

recent years. These related issues are considered

further in Commentary Chapter 5.

Northern Ireland
In overall terms there will be little change in the

level of gross public investment in housing in

Northern Ireland following the Comprehensive

Spending Review. The most striking change in the

programme follows on from the earlier Northern

Ireland Housing Policy Review2, rather than the

CSR. That is the run down of the new build

programme of the Northern Ireland Housing

Executive in favour of an expanded programme of

housing association developments (Compendium

table 82). 



79

References
1. Steve Wilcox, ‘It’s Show Time’, in Housing Finance Review

1998/99, Joseph Rowntree Foundation, 1998.
2. Chris Paris, Mitigating Sectarianism: The Housing Policy

Review in Northern Ireland, in Housing Finance Review
1997/98, Joseph Rowntree Foundation, 1997.

3. Brendan Nevin, Estate Regeneration: from Estate Action to
the Single Regeneration Budget, in Housing Finance Review
1996/97, Joseph Rowntree Foundation, 1996.

Key Reading

Annual Report 1999, The Government’s Expenditure

Plans 1999-2000 to 2001-02, Department of the

Environment, Transport and the Regions, Cm 4204,

The Stationery Office, 1999.

Departmental Report 1999, The Government’s

Expenditure Plans 1999-2000 to 2001-02, Welsh

Office, Cm 4216, The Stationery Office, 1999.

Serving Scotland’s Needs, The Government’s Expenditure

Plans 1999-2000 to 2001-02, Scottish Office, 

Cm 4215, The Stationery Office, 1999.

Northern Ireland Expenditure Plans and Priorities, The

Government’s Expenditure Plans 1999-2000 to 2001-02,

Northern Ireland Office, Cm 4217, The Stationery

Office, 1999.

Comprehensive Spending Review: New Public Spending

Plans 1999-2002, Cm 4011, The Stationery Office,

1998.

UK housing expenditure plans

Table 2.4.2 Regeneration expenditure
£ million

Programme 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

Estate Action 348.0 357.4 372.6 315.9 251.6 173.5 99.0 66.2 63.9 39.4

Housing Action Trusts 26.5 78.1 92.0 92.5 89.7 88.3 89.0 86.4 88.4 88.4

City Challenge 72.6 240.0 233.6 226.8 220.3 149.1 8.9 3.1 0.0 0.0

English Partnerships 153.3 164.9 191.7 211.1 224.0 258.8 298.0 230.7 208.7 208.7

Single Regeneration Budget 0.0 0.0 0.0 136.4 277.5 458.8 579.6 707.6 813.8 878.5

New Deal for Communities 0.0 0.0 0.0 0.0 0.0 0.0 12.5 100.0 250.0 450.0

European Regional Development Fund 47.8 217.0 226.9 138.5 178.5 179.8 236.3 266.9 236.5 231.5

Commission for the New Towns - 168.9 - 200.2 - 135.3 - 126.9 -114.5 - 110.0 - 115.6 - 112.0 - 124.0 - 124.0

Other regeneration programmes 1002.6 834.5 609.0 383.3 288.2 230.0 83.1 48.6 44.8 36.6

Total regeneration 1,481.9 1,691.7 1,590.5 1,377.6 1,415.3 1,428.3 1,290.8 1,397.5 1,582.1 1,809.1

Sources: Department of the Environment, Transport and the Regions Annual Reports 1998 and 1999, Cm 3906 & 4204.
Note: The Commission for the New Towns is responsible for managing, and disposing of, the assets of the former New Towns and Urban Development Corporations
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The past year has seen a rapid spread in concerns

and debates about the phenomena of ‘low

demand’ for social and private housing in some parts

of the UK. The ‘West End’ of Newcastle is not the only

urban area experiencing an exodus of residents; but it

has now been quoted so frequently that it has become

symbolic of the wider phenomena1.

One of the features of low demand areas is the very

high turnover of resident households. The rising

trends in council relet rates, particularly in Northern

areas of England, were examined in some detail by

Hal Pawson’s article in last year’s Review2. More

recently analysis has shown that there has been a

similar rising trend in the relet rates for the ‘registered

social landlord’ (RSL) sector, with very high relet

rates in the East Midlands, as well as the Northern

regions of England, as shown in Table 2.5.13. 

The relet rates in the RSLs are considerably higher

than shown by the broadly equivalent data for

council relets. To some extent this is to be expected

as the RSL sector includes a greater proportion of

sheltered and self-contained supported housing,

where the characteristics of the client group are such

that a somewhat higher turnover rate is to be

expected. However this does not account for the

sharp regional variations in relet rates within the RSL

sector, exceeding 15 per cent in the North, Yorkshire

and Humberside and East Midlands. 

It is unlikely to be a coincidence that the regions

with the highest relet rates are those where RSL rents

are closest to private rents (Compendium table 68),

and where relatively modest house prices make it

easier for working tenants to move into the lower

end of the home-ownership market. This factor is

also likely to have a greater impact on the RSL sector

in the East Midlands and the Northern regions, than

is the case with the council sector, as in these regions

council rents are substantially lower than RSL rents

(Compendium tables 67 and 68).

In both sectors, the relatively low and affordable

levels of private rents and house purchase costs in

those regions, means that a far higher proportion of

working council and RSL tenant households have

the option of moving out of the sector, than in the

Southern areas where house price to income ratios

are much higher. Indeed, just such household

choices underlie the recent rises in council and RSL

relet rates.

In a new detailed analysis of local and regional

demand for housing in the social rented sector, Alan

Holmans and Merron Simpson have shown that

council tenants in the Northern regions have formed

an increasing proportion of the total numbers of

council tenants leaving the sector to buy their own

homes4. However, over the last decade it is moves by

council and housing association tenants into the

private rented sector that have grown more rapidly

(see Table 2.5.2).

In part these trends reflect changing social attitudes.

Table 2.5.1 Housing association relet rates by region
Percentages

Region 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

London 5.8 6.1 6.0 5.8 5.5 5.5

South East 6.9 7.5 7.6 7.9 7.7 7.7

East Anglia 6.9 9.5 9.1 9.0 9.9 10.5

South West 6.9 7.5 8.7 9.4 8.5 8.7

East Midlands 10.6 11.8 12.5 14.6 16.5 17.1

West Midlands 8.9 9.9 9.8 11.0 13.8 10.7

Yorkshire & Humberside 9.1 9.7 11.4 12.6 13.6 15.2

North 10.3 11.7 13.1 13.7 14.1 16.9

North West 9.2 9.5 11.1 11.8 12.5 12.3

England 7.8 8.5 9.0 9.5 9.9 9.9

Source: Lettings and sales by registered social landlords 1997/98.
Notes: In 1996/97 the CORE form revised the definitions of ‘true voids’ and ‘other relets’, as research  had shown that some ‘other relets’ were
misreported as true voids. The figures for the years to 1995/96 thus over-report true void relet rates, by on average something under 1 per cent. 
The increase in relet rates over the years from 1992/93 to 1997/98 is thus rather greater than the figures in the table suggest.



In a multi-layered analysis of the various factors

involved in the low demand phenomena, Alan

Murie and his colleagues draw particular attention to

the housing ambitions of households now moving

into the council and RSL sectors5. They are now far

more likely to regard council and RSL housing as a

short to medium term, rather than long term,

solution to their housing needs.

At a point in time, as household circumstances

change and permit, they are thus inherently likely to

move on and out of the sector. This reflects the long

term changes in perceptions of the council and RSL

sectors, and the continuing predominant preference
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Table 2.5.2 Households moving out of the council and housing association sectors
Thousands

1984 1988 1991 1994/95 1995/96 1996/97 1997/98

From council to:

owner-occupied 40 33 13 30 35 24 31

private rented 20 23 20 32 41 32 34

From housing association to:

owner-occupied 7 9 6 8 21 15 18

private rented 3 5 8 10 16 25 16

Total moves from councils and

housing associations to:

owner-occupied 47 42 19 38 56 39 49

private rented 23 28 28 42 57 57 50

Sources: Surveys of English Housing (from 1994/95), Housing trailers to Labour Force Surveys (to 1991).
Note: Figures are based on households’ current tenure, and their tenure twelve months earlier.

for home-ownership by the great majority of all

households. The choices of lower income households

are, however, more constrained in London and the

Southern parts of the country, where house prices are

far higher relative to earnings.

Economic trends underlie low demand for
housing
In another important contribution to the analysis of

low demand, David Webster points to the increase in

inter-regional migration during periods of economic

growth, when employers are hiring and

unemployment is declining, and consequently the

opportunities for households to move are enhanced6.

This trend can also be clearly seen in the regional

population data analysed by Alan Holmans, which

shows a substantial increase in net migration from

the Northern regions over the years 1994 to 1997,

compared to earlier in the decade (Table 2.5.3). It is

notable, however, that there is continuing inward

migration to the East Midlands. This suggests that

the high RSL relet rates there are primarily a

function of high rents, rather than a symptom of

intrinsic low demand.

If recent economic recovery has been an important

factor permitting more exits from the council and

RSL sectors, the longer term geography of economic

and employment change are one of the most

fundamental factors underlying the emergence of the

low demand phenomena in particular parts of the

country.

As well as the regional dimension, there is also a

marked contrast between the fortunes of the large

conurbations and cities, and smaller towns and rural

areas. This is starkly set out in the analysis by Ivan

Turok and Nicola Edge, in their recent Rowntree

report7. This shows, for example, (Figure 2.5.1) that

the loss of manual jobs during the 1980s, which are

particularly significant for working households in

the social rented sector, were far more pronounced

in the large conurbations and free standing cities,

than in smaller towns and rural areas.

In turn, these trends in manual employment reflect

the decline of traditional large scale manufacturing

industries, such as steel and shipbuilding, that
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historically were the economic core of the larger

urban areas in the UK. Moreover, as seen in

Commentary Chapter 1, these economic and

employment trends are also projected to continue,

with full-time jobs continuing to decline in most of

the Northern parts of the country, while growing in

most of the South of the country, (with the marked

exception of London). 

These regional and ‘urban to rural’ employment

trends, largely drive the patterns of regional and

intra-regional household migration, and are closely

linked to the emergence of the low demand

phenomena in particular urban locations in the

North of the country. Figure 2.5.2 shows that taking

all areas where unemployment is above the Great

Britain average, a very large proportion of those

areas, particularly in the Northern part of the

country, are also those assessed to have a surplus

level of council housing stock. 

The impact of economic change on the geography of

housing demand is also illustrated in the article on

‘Five cities’ earlier in the Review, which contrasts the

fortunes of Bristol, Glasgow, Leicester, Liverpool and

York.

Urban renaissance?
Social concerns about abandoned and marginalised

estates, together with environmental concerns about

the balance between ‘green’ and ‘brown’ field

development, set the agenda for the Urban Task

Force, led by Lord Rodgers, and is reflected in the

100 plus recommendations of their recent wide

ranging report ‘Towards an Urban Renaissance’.

Table 2.5.3  Internal net migration in England 1991 to 1997
Thousands

Region 1991 1992 1993 1994 1995 1996 1997

North East - 0.7 0.2 - 3.4 - 6.4 - 7.7 - 5.9 - 5.9
North West - 8.8 - 9.0 - 8.6 - 10.1 - 12.1 - 9.0 - 11.0
Yorkshire & Humberside - 0.4 1.9 0.3 - 4.4 - 6.8 - 7.4 - 7.3
Sub total North - 9.9 - 6.8 - 11.7 - 20.8 - 26.6 - 22.3 - 24.2

East Midland 8.1 9.6 10.1 10.2 9.4 7.8 10.3
West Midlands - 5.2 - 6.5 - 9.2 - 10.3 - 8.1 - 10.4 - 11.1
Sub total Midlands 2.9 3.1 0.9 - 0.1 1.3 - 2.6 - 0.8

Eastern 9.1 7.2 10.2 15.1 15.9 18.3 20.3
London - 53.3 - 51.6 - 52.9 - 45.9 - 36.9 - 45.4 - 54.5
South East 13.0 15.6 23.3 25.1 22.7 29.1 23.8
South West 21.8 21.0 20.5 23.8 23.6 28.7 31.6
Sub total South - 9.4 - 7.8 1.1 18.1 25.3 30.7 21.2

England - 16.4 - 11.4 - 9.7 - 2.9 - 0.2 5.8 - 3.8
Scotland 9.2 7.2 7.2 2.6 - 3.5 - 7.5 2.2
Wales 4.0 3.5 3.2 1.5 1.6 2.0 4.1
Northern Ireland 3.2 0.7 - 0.8 - 1.2 1.8 - 0.4 - 2.4

Source:  Low demand: separating fact from fiction; derived from Population Trends, Office for National Statistics.

Figure 2.5.1: Losses of manual jobs greatest in major urban areas
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Many of the neighbourhood regeneration initiatives

outlined in the Urban Task Force Report are

mirrored in a Rowntree report by Anne Power and

Katherine Mumford, ‘The slow death of great cities’8,

which is aptly sub-titled ‘Urban abandonment or

urban renaissance’. While the report does raise much

wider issues, and recognizes the importance of long

term economic change, its primary focus is on

initiatives that respond to the immediate symptoms

of neighbourhood marginalisation and decline. 

Both reports, for example, suggest that allocations

policies should be revised, and that mixed tenure

developments should be promoted to create and

sustain more socially mixed neighbourhoods. While

they are both far more wide ranging in their scope

there is, however, relatively little to be found in

either report about policies and mechanisms to

attract new employment into declining regions and

urban areas. If cities and urban areas are to be more

attractive places to live they also need to offer better

opportunities for employment. 

Local projects supported by the single regeneration

budget do have clear economic and employment

objectives, and typically involve a range of practical

measures designed to promote local employment

opportunities, and to train and otherwise assist local

residents to reconnect with ‘the world of work’.

Spending on SRB schemes is also to increase, from

£580 million last year to almost £880 million in

2001/02. The newly established ‘New Deal for

Communities’ programmes have a similar focus on

economic and employment objectives, and the
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Source: Webster, D. (1998) 'Employment change, housing abandonment and sustainable development: structural processes and structural issues' in Housing
Abandonment in Britain: studies in the causes and effects of low demand housing, S. Lowe et al. (ed), York: Centre for Housing Policy, University of York.
Note: The figure shows all the English local authorities with real unemployment above the GB average in January 1997. The size of the shapes is
proportional to the real rate of unemployment, on a scale from 14 per cent to 32 per cent. Local authorities with a social housing surplus are shown as
squares, and those with no social housing surplus as circles.

Figure 2.5.2 Real unemployment and social housing surplus 1997
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budget for these projects is set to rise from £100

million this year to £450 million in 2001/02 (see

Table 2.4.2 in Commentary Chapter 4). 

However, while such local regeneration and

neighbourhood renewal initiatives are essential

components of the comprehensive response required

to achieve the ambitious objectives of ‘urban

renaissance’, it is doubtful that they will be sufficient

on their own to reverse the impact of the structural

economic trends charted by Webster, and Turok and

Edge. These local projects may effectively ameliorate

the impact of urban decline; but a sharper locational

focus to wider economic, employment and planning

policies will be needed to bring about an urban

renaissance worthy of the name.

Continuing housing needs
If economic decline has led to the emergence of

several areas of low demand for housing in parts of

Northern England, it is not the case that there is a

general surplus of housing in Northern regions.

While the most recent ‘1996 based’ household

projections are slightly lower than the previous

projections, they still anticipate growth in all the

Northern regions of the country; albeit far more

slowly than in the South of England (see Table 2.2.1

in Commentary Chapter 2). 

The emergence over time of low demand in some

areas of the North, however, underlines the

limitations of simple ‘point in time’ housing needs

surveys. Local housing market analyses need to be

firmly related to long term economic and household

projections, taking full account of anticipated

demographic and migrational trends, and the

continuing impact of household preferences for

home ownership. 

The emergence of low demand in some localities

does not, however, call into question the national

assessments of the shortfall in housing supply likely

to be provided by the private sector. Rather it

suggests that a greater part of the shortfall in

housing supply will fail to be met in the Southern

part of the country, if regional economic trends

continue on their current course. This case is

robustly made in the recent report by Alan Holmans

and Merron Simpson referred to earlier4. 

It is thus a matter for concern that the output of new

social rented housing continues to decline

(Compendium tables 19 and 94), at the same time

that the supply of private rented lettings to low

income households supported by housing benefit

continues to decline (Compendium table 109), and

the inadequate private and public safety nets for

home-owners are resulting in increasing levels of

home-owner repossessions (Compendium tables 46

and 48), despite the current benign state of the

economic and housing market cycles.  
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MIRAS to end: official
As anticipated in last year’s Review the Chancellor

has now acted to finally abolish the residual vestiges

of MIRAS, with effect from April 2000 (Figure 2.6.1).

In its last year, and available only at the reduced rate

of 10 per cent, this relief is expected to cost £1.4

billion. However, few existing home-buyers are likely

to notice its passing, given the series of reductions in

interest rates since the Autumn of 1998. The only

home-buyers likely to face short term increased

mortgage costs are the minority with fixed interest

rate mortgages.

As seen in Commentary Chapter 3, the knowledge of

the forthcoming MIRAS has not been sufficient to

prevent house prices rising in response to lower

interest rates. This is not surprising given that even

with the abolition of MIRAS, and with lenders

reducing mortgage rates by rather less than the

reductions in base rates, new first time buyers next

year are likely to face net mortgage costs below 1998

levels (Compendium table 40) unless house prices

rise by well over 10 per cent. 

Average mortgage cost to income ratios for first time

buyers are thus set to remain below 20 per cent

unless there is a very substantial rise in house prices

across the country. Commentary Chapter 1 showed

that the uneven prospects for economic growth in

the UK make this unlikely, even allowing for the

more rapid house price inflation now being

experienced in London and the South East. 

Once seemingly invincible, even to royal criticism,

the relatively painless demise of MIRAS over the

last decade is nonetheless remarkable. While the

theoretical and equitable critique of mortgage

interest tax relief could always marshall some

powerful arguments, until the disastrous housing

market ‘boom and bust’ at the end of the last

decade it had seemed politically invincible.

Subsequently we have seen its step by step erosion,

leading to its final abolition, over a decade of

modest economic growth, low inflation and low

interest rates.

If the low inflation, and much lower interest rates

of the 1990s have made the painless abolition of

MIRAS possible, at the same time the phased

reductions in MIRAS have also contributed to

sustaining the virtuous combination of lower

interest rates and low inflation. So, as the 198 year

reign of mortgage interest tax relief (in its various

guises) is brought to an end, the Chancellor will

need to think about alternative fiscal measures to

dampen down the inherently cyclical tendencies of

the housing market.

One such step was taken in the March Budget, with

an increase in the rates applied to Stamp Duty, but

only for properties valued at over £250,000. Even

so, with a maximum rate of 3.5 per cent Stamp

Duty in the UK, it is far lower than in most

European countries. The majority of European

countries also impose some form of capital gains

tax on home-owners, as well as VAT on the

construction of new homes1. 
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Figure 2.6.1 Rise and fall of mortgage interest tax relief



Help for low income home-buyers 
The final abolition of MIRAS also brings into ever

sharper focus the discrimination against low income

home-owner households in the current UK welfare

benefit system. With the growth and diversification

of the home-owners sector, supported over the

decades by both Labour and Conservative

governments, home-owner households now

comprise a significant proportion of the lowest

income households2.

Home-owners are excluded from the housing benefit

scheme, and can thus face a drop in income if they

take up a low paid job following a period of

unemployment. While research has shown that

home-buyers are strongly motivated to move into

work, and are prepared to take up low paid jobs as a

route into better paid employment3, this literal

unemployment trap is of greater concern in a

context where government Welfare to Work policies

are putting a stronger emphasis on compelling

households to take up low paid employment.

Meanwhile the cost of Income Support help with

mortgage interest costs (ISMI) has now fallen for five

years running, to just £648 million in 1998

(Compendium table 103). Those falls have been

partly the result of falling unemployment and

interest rates, and partly the ISMI restrictions

introduced in October 1995, restricting help with

mortgage costs during an initial period of up to nine

months as a Job Seekers Allowance (JSA) or Income

Support claimant. Developments with respect to the

private ‘Mortgage Protection Payment Insurance’

policies that it was hoped would cover that period

without state assistance are discussed in Commentary

Chapter 3.

It may also be noted that the average cost of ISMI help

to home-buying claimants was just £37.16 per week in

1998. This is lower than the average housing benefit

costs for each council tenant in receipt of Income

Support, let alone the higher housing benefit costs

incurred in respect of private tenants (Figure 2.6.2).

It can thus be readily argued that a measure of

financial support to low income home-buyers, can in

particular cases, by preventing repossession, and

displacement into the rented sector, actually result in

savings in public spending, as well as avoiding the

distress and dislocation of repossession for the

households concerned4. More generally, such a

measure would significantly improve the living

standards of a large proportion of the 850,000 home-

buyers with incomes below basic Income Support

levels.

Green Paper
The housing benefit reform issues to be covered in the

Green Paper due to be published later this year were

discussed in detail in last year’s edition of the Review,

and will thus not be repeated here in any detail5. It is

worth noting, however, that in his Budget speech

announcing the Green Paper, the Chancellor

specifically raised the issue of support for the housing

costs of home-buying households. 
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The Budget also brought further improvements to

the Working Families Tax Credit (WFTC) scheme,

ahead of its introduction this October. The basic tax

credit was increased by £2.50, to £52.30 per week,

while the allowance for children under the age of 11

was increased by £4.70. With those higher

allowances, as well as the 55 per cent taper rate,

compared to the 70 per cent family credit taper, the

new scheme will substantially reduce the numbers of

low income working families dependent on both

means-tested help with family and housing costs.

The remaining overlaps, primarily for families

working part-time and/or on particularly low wages,

or with above average rent levels, are one of the key

issues to be addressed by the Green Paper, and the

subsequent debates it will engender. Even a quite

modest additional flat rate housing cost allowance

added to the WFTC scheme would go a long way to

further reducing the overlap between WFTC and

housing benefit. Such an allowance would also

significantly reduce the extent of the ‘unemployment

trap’ potentially faced by low income home-owners.

A fixed rate housing addition linked to WFTC would

also have the advantage of more visibly delivering

the ‘work pays’ message to households seeking to

move into employment.

While these reforms are generally seen to be linked

to a wider reform of housing benefits, and moving

further away from providing households with help

with all their housing costs in order to create

‘shopping incentives’, they are nonetheless quite

distinct. A flat rate addition to the WFTC scheme,

against an identical reduction in the level of housing

costs eligible for housing benefit, could be introduced

quickly, and without any of the complexities or

controversies that the wider reforms of housing

benefit will inevitably raise. 

The costs of housing benefit
The rate of increase in the gross costs of housing

benefit expenditure have been trimmed by the

restraints imposed on both council and housing

association rents, and the continuing decline in the

numbers of private tenants in receipt of benefit

following the housing benefit restrictions introduced

since the beginning of 1996. 

Compendium table 109a shows that by May 1998 the

numbers of private tenants (not including housing

association tenants) in receipt of housing benefit had

fallen to 968,000, compared to 1,155,000 two years

earlier. By August 1998 the numbers had fallen to

946,000. This decline in the supply of private sector

lettings to low income households is one of the main

reasons for caution in the consideration of any

reforms designed to limit the proportion of rent that

might be covered by help towards housing costs.

However, it is not clear that this downward trend is

fully reflected in the DSS projections of housing

benefit expenditure in the years to 2001/02. Over the

three years from 1998/99 to 2001/02, the numbers of

rent allowance claimants are projected to rise from

1.81 million to 2.16 million, while the numbers of

council tenant claimants falls from 2.66 million to

2.44 million. Taken together this suggests a rise of

some 125,000 housing benefit claimants over the

period. With housing association rents now being

held to rent rises at or below the level of movements

in earnings, and a much reduced level of new

provision, these projections appear to be particularly

cautious.

Indeed, in part the DSS explicitly adopts a cautious

approach in making its projections of potential

benefit costs in future years. Such caution has a

proper purpose in the context of ensuring that

public expenditure plans are more than adequate for

the demands placed upon them. Such caution

should not, however, be allowed to give an

exaggerated view of the likely costs of benefit

expenditures, and still less be used without

correction in the consideration of benefit reforms.

The DSS projections on housing association rents,

for example, assume that they rise by 1 per cent

above inflation. This fails to recognise that the

current Housing Corporation ‘RPI + 1%’ policy sets

a maximum permitted level of rent increases, and in

practice average housing association rents are rising

by closer to RPI + 1⁄2%. The DSS projections also

assume that private rents rise at the rate of over 3 per

cent in real terms. Yet, as can be readily seen from

Compendium table 109a, between May 1997 and

May 1998 private rents for tenants in receipt of

housing benefit rose by just 1.9 per cent, well below

the rate of inflation. For all the above reasons the

DSS projections of the future costs of housing

benefit expenditure set out in Compendium table

107 should be treated with considerable caution.
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Table 1 Key economic trends

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Gross Domestic Product

£ billion (Cash) 51.2 105.0 229.6 354.2 380.6 418.2 466.5 511.9 554.5 582.9 606.6 637.8 676.0 712.5 754.6 800.9 837.6

£ billion (1995 Prices) 416.8 461.6 504.8 559.5 583.2 609.0 640.6 654.3 658.5 648.6 649.0 664.0 693.2 712.5 730.8 756.7 772.3

% Annual Real Growth 2.7 2.1 1.9 2.2 4.2 4.4 5.2 2.1 0.6 - 1.5 0.1 2.3 4.4 2.8 2.6 3.5 2.1

Claimant unemployment

000s – 796 1,364 3,028 3,098 2,805 2,273 1,782 1,661 2,286 2,765 2,901 2,619 2,306 2,103 1,586 1,347

% 2.5 3.1 5.1 10.9 11.1 10.0 8.0 6.2 5.8 8.0 9.7 10.3 9.3 8.0 7.3 5.5 4.7

Inflation % 6.4 24.2 18.0 6.1 3.4 4.2 4.9 7.8 9.5 5.9 3.7 1.6 2.4 3.5 2.4 3.1 3.4

Interest rates % 7.0 11.0 14.0 11.5 11.0 8.5 13.0 15.0 14.0 10.5 7.0 5.5 6.3 6.5 6.0 7.3 6.3

Sources: UK National Accounts, Economic Trends, Financial Statistics.
Notes: Gross Domestic Product is shown at current (YBHA) and 1995 market prices (ABMI). For the years to 1985 the annual real growth rates are averages for the preceding 5 year period. Claimant unemployment figures are seasonally

adjusted (BCJD & BCJE). Inflation is the General Index of Retail Prices (CZBH). Interest rates are the year end base rates of selected retail banks, except for 1970 which is the bank rate.

Table 2 Average male and female earnings in Great Britain

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

£ per week

All full-time men 30.0 60.8 124.5 192.4 207.5 224.0 245.8 269.5 295.6 318.9 340.1 353.5 362.1 374.6 391.6 408.7 427.1

All full-time women 16.3 37.4 78.8 126.4 137.2 148.1 164.2 182.3 201.5 222.4 241.1 252.6 261.5 269.8 283.0 297.2 309.6

Full-time manual men 26.8 55.7 111.7 163.6 174.4 185.5 200.6 217.8 237.2 253.1 268.3 274.3 280.7 291.3 301.3 314.3 328.5

Full-time manual women 13.4 32.1 68.0 101.3 107.5 115.3 123.6 134.9 148.0 159.2 170.1 177.1 181.9 188.1 195.2 201.1 210.8

Percentages

All women’s earnings as

a % of all men’s earnings 54.3 61.5 63.3 65.7 66.1 66.1 66.8 67.6 68.2 69.7 70.9 71.5 72.2 72.0 72.3 72.7 72.5

All manual women’s earnings as

a % of all manual men’s earnings 50.0 57.6 60.9 61.9 61.6 62.2 61.6 61.9 62.4 62.9 63.4 64.6 64.8 64.6 64.8 64.0 64.2

Sources: Regional Trends, New Earnings Surveys.
Note: Earnings figures are inclusive of overtime.
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Table 3 Household disposable income, consumer spending and savings1

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

£ billion

Household disposable income 32.1 67.7 146.2 222.5 241.5 260.3 287.8 319.1 356.6 390.7 424.2 452.1 468.2 494.6 521.3 555.5 567.1

– Consumer spending 31.1 64.2 135.5 212.0 235.1 258.1 291.6 320.0 347.2 368.2 387.3 412.4 433.8 454.2 485.4 517.0 542.0

= Savings 0.9 3.5 10.7 10.5 6.4 2.2 - 3.8 - 0.9 9.4 22.5 36.9 39.7 34.4 40.4 35.9 38.5 25.1

Savings ratio2 (%) 2.8 5.2 7.3 4.7 2.7 0.8 - 1.3 - 0.3 2.6 5.8 8.7 8.8 7.3 8.2 6.9 6.9 4.4

Increases over previous years3:

Household disposable income

% (Cash) 22.2 23.2 10.4 8.5 7.8 10.6 10.9 11.8 9.6 8.6 6.6 3.6 5.6 5.4 6.6 2.1

% (Constant prices) 3.2 2.5 1.8 4.5 3.3 5.3 4.4 3.8 1.4 3.7 3.0 1.3 2.6 2.2 3.9 0.0

Consumer spending

% (Cash) 21.3 22.2 11.3 10.9 9.8 13.0 9.7 8.5 6.0 5.2 6.5 5.2 4.7 6.9 6.5 4.8

% (Constant prices) 2.7 2.0 2.4 6.8 5.2 7.6 3.3 0.8 - 1.8 0.5 2.9 2.9 1.7 3.7 3.9 2.7

Sources: UK National Accounts; Economic Trends & Financial Statistics for latest data.
Notes: 1. Households include non-profit institutions serving households.

2. The ‘Savings Ratio’ is the ratio of savings to household disposable income.
3. For the years to 1985 the increases are the average annual increase over the previous five years. ‘Real’ disposable income and consumer expenditure increases are calculated with reference to the deflator for household
consumption expenditure (YBFS).
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Table 4 Measures of employment and unemployment
Thousands

1979 1981 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Employees 22,576 21,550 20,420 20,587 20,758 20,827 20,878 21,535 22,171 22,379 22,008 21,524 21,382 21,475 21,740 22,090 22,521 22,921

+ Self-employed 1,788 2,211 2,310 2,627 2,723 2,739 3,009 3,154 3,433 3,477 3,323 3,138 3,101 3,219 3,274 3,213 3,258 3,189

+ Training programmes – – 368 328 408 410 502 534 495 462 420 369 333 315 267 225 199 160

+ Unpaid family workers – – – – – – – – – – – 179 145 140 133 122 111 98

= Total in employment 24,364 23,760 23,098 23,542 23,889 23,976 24,389 25,222 26,099 26,318 25,751 25,209 24,960 25,150 25,414 25,651 26,089 26,368

+ ILO unemployed 1,440 2,494 2,865 3,105 2,980 2,981 2,890 2,385 1,983 1,871 2,301 2,649 2,903 2,716 2,435 2,319 2,029 1,754

= Total economically active 25,804 26,255 25,963 26,647 26,869 26,957 27,279 27,607 28,082 28,189 28,051 27,858 27,863 27,865 27,849 27,970 28,117 28,122

Economically inactive 15,346 15,690 16,435 16,033 16,085 16,191 16,151 15,993 15,663 15,658 15,854 16,199 16,353 16,412 16,532 16,553 16,559 16,704

Claimant unemployed 1,087 2,067 2,764 2,874 3,028 3,106 2,938 2,381 1,835 1,594 2,164 2,695 2,949 2,690 2,335 2,186 1,670 1,363

Sources: Economic Trends, Labour Force Survey Historical Supplement, Office for National Statistics.
Notes: Figures are seasonally adjusted. UK claimant unemployment figures are for the second quarter of the year. All other figures are for Great Britain, from the Labour Force Survey for the Spring of each year.

The Labour Force definitions of unemployment and inactivity apply for the years to 1983. Thereafter, the ILO definition (based on a four week instead of a one week job search period) applies.
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Table 5 Regional claimant unemployment rates at 1st quarter in year
Percentages

Region 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999

North East – – – – – 16.2 14.0 12.1 9.7 10.2 11.7 12.8 12.9 11.9 11.1 9.1 7.8 7.4

Yorkshire & Humberside 2.7 2.2 4.0 11.7 12.3 12.1 10.1 8.1 6.6 7.4 9.4 10.5 10.1 8.8 8.3 7.2 5.9 5.6

North West – – – – – 11.5 9.5 7.6 6.1 6.8 8.9 9.8 9.3 7.9 7.0 5.8 4.4 4.2

Merseyside – – – – – 19.0 17.0 15.0 13.0 13.0 15.0 15.5 15.6 14.2 13.3 11.9 9.7 8.8

West Midlands 1.8 2.0 4.0 12.7 12.7 12.4 9.9 7.4 5.7 6.6 9.7 11.1 10.6 8.6 7.6 6.2 4.9 4.7

East Midlands 2.1 1.9 3.2 9.7 9.9 9.7 7.9 6.0 4.9 5.8 8.4 9.8 9.1 7.8 7.2 5.8 4.2 4.0

Eastern – – – – – 8.1 5.9 3.8 3.1 4.8 7.7 9.7 8.8 6.9 6.4 5.0 3.5 3.2

London – 1.4 2.6 8.6 9.0 8.9 7.3 5.7 4.7 6.2 9.6 11.8 11.2 9.7 9.1 7.5 5.6 5.2

South East – – – – – 6.8 4.8 3.1 2.6 4.1 7.1 9.0 8.0 6.3 5.5 4.1 2.8 2.5

South West 2.7 2.4 3.6 8.9 9.2 8.8 6.9 4.9 3.8 5.3 8.4 9.8 8.7 7.1 6.5 5.2 3.6 3.3

Wales 3.9 3.1 5.3 13.6 13.9 13.1 10.7 8.3 6.6 7.6 9.6 10.4 9.9 8.6 8.3 7.2 5.7 5.4

Scotland 3.8 3.1 5.9 12.7 13.2 13.8 12.0 10.3 8.4 8.0 9.1 9.9 9.6 8.4 7.8 7.1 5.7 5.5

Great Britain 2.4 2.2 3.9 10.6 10.9 10.6 8.6 6.7 5.4 6.4 9.0 10.4 9.8 8.3 7.6 6.3 4.8 4.5

Northern Ireland 6.5 4.5 7.9 15.3 16.1 16.9 15.5 14.7 13.0 12.5 13.5 14.0 13.0 11.7 11.2 9.3 7.8 7.3

United Kingdom 2.5 2.3 4.0 10.7 11.0 10.8 8.8 6.9 5.6 6.6 9.1 10.5 9.9 8.4 7.7 6.4 4.9 4.6

Source: Economic Trends.
Notes: Figures are seasonally adjusted. Figures from 1997 are affected by the introduction of the Job Seekers Allowance. Figures for government office regions are unavailable for the years prior to 1987, except where they coincide with

standard regions.
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Table 6 Personal housing wealth, borrowing and net equity
£ billion

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Net equity 37.1 105.9 262.5 430.3 498.8 613.5 861.7 915.7 863.9 837.3 752.3 758.6 738.8 741.6 826.3 928.9 988.4

+ House loans 11.5 25.0 52.5 127.4 153.7 182.9 222.9 256.8 294.8 320.2 339.0 357.3 374.3 388.2 406.6 425.4 451.6

= Gross assets 48.6 130.9 315.0 557.7 652.5 796.4 1,084.6 1,172.5 1,158.7 1,157.5 1,091.3 1,115.9 1,113.1 1,129.8 1,232.9 1,354.3 1,440.0

Index of growth of gross assets 15.4 41.6 100.0 177.0 207.1 252.8 344.3 372.2 367.8 367.5 346.4 354.3 353.4 358.7 391.4 429.9 457.1

Deflator for Gross Domestic

Capital Formation 24.3 50.7 100.0 129.2 134.8 142.2 150.9 164.7 173.6 173.9 167.8 168.1 172.1 181.2 186.6 186.2 186.4

Index of real growth of 

gross assets 63.6 81.9 100.0 137.1 153.7 177.8 228.2 226.0 212.0 211.3 206.5 210.7 205.3 198.0 209.8 230.9 245.2

Sources: UK National Accounts, Economic Trends, Office for National Statistics; Financial Statistics Table 3.2c; author’s estimate of 1998 gross assets.
Note: The personal sector includes housing association and non-corporate private landlords. See Table 41 for net equity estimates for home-owners.

Table 7 Equity withdrawal
£ million

1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Net mortgage lending 3,650 7,282 19,184 27,372 29,573 40,111 34,054 33,243 25,952 18,443 16,099 19,458 15,153 19,221 23,937 25,801

+ Private housing grants 78 159 697 550 534 550 514 515 461 577 592 580 533 500 354 204

- Domestic capital formation 2,725 6,115 9,683 11,526 13,640 18,203 18,958 16,867 15,577 16,246 17,124 18,285 18,784 20,467 22,830 24,451

- Council house sales 24 786 1,240 1,339 1,648 2,665 3,153 2,215 1,447 1,229 1,227 1,088 991 936 1,183 742

= Equity withdrawal 979 540 8,958 15,057 14,819 19,793 12,457 14,676 9,389 1,545 - 1,660 665 - 4,089 - 1,682 278 812

Consumer spending £bn 62.9 132.7 206.6 228.8 251.1 283.4 310.5 336.5 357.8 377.1 399.1 419.3 438.5 467.8 498.6 524

Equity withdrawal as %

of consumer spending 1.56 0.41 4.34 6.58 5.90 6.98 4.01 4.36 2.62 0.41 - 0.42 0.16 - 0.93 - 0.36 0.06 0.16

Sources: Mortgage Lending - Financial Statistics (AAPR); Private Housing Grants - Housing and Construction Statistics; Domestic Capital Formation - Economic Trends (DFDF); Council House Sales - UK National Accounts (CTCS); Consumer
Spending - Economic Trends (ABPB). 1998 figures for private housing grants are estimates based on data for the first three quarters of the year.
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Table 8 Gross fixed investment in residential buildings as a percentage of Gross Domestic Product1

Percentages

Average

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1985-96

Germany2 6.7 5.8 6.8 5.5 5.3 5.2 5.2 5.3 5.6 5.9 6.3 6.7 7.3 7.4 7.3 6.3

Canada 4.1 5.6 4.7 5.4 6.2 7.1 7.1 7.3 6.3 5.6 5.9 5.6 5.6 4.6 5.0 5.9

Japan 7.0 7.6 6.9 4.8 4.9 5.8 6.1 6.0 6.1 5.5 5.1 5.3 5.7 5.3 5.8 5.6

Netherlands – – 6.2 5.0 5.1 5.3 5.8 5.6 5.2 4.8 5.1 5.0 5.1 5.1 5.0 5.2

Italy 6.4 5.5 5.3 6.1 5.6 5.2 5.1 5.0 5.2 5.3 5.3 5.3 5.1 4.8 4.5 5.1

Australia 4.9 4.9 4.9 5.1 4.5 4.5 5.4 5.4 4.9 4.8 5.3 5.5 5.6 4.6 4.4 5.0

France 6.7 7.3 6.2 5.5 5.3 5.3 5.4 5.4 5.3 5.2 5.0 4.6 4.6 4.5 4.4 5.0

Ireland 3.8 5.6 6.5 4.7 4.7 4.3 3.9 4.1 4.4 4.5 4.9 4.2 5.1 5.3 6.0 4.8

New Zealand – 6.6 3.5 4.5 4.4 4.5 4.2 4.7 4.7 4.1 4.2 4.7 5.4 5.5 5.6 4.8

USA 3.8 3.5 3.9 4.6 5.1 5.0 4.8 4.4 3.9 3.4 3.7 4.0 4.2 4.0 4.2 4.2

Sweden 5.6 4.0 4.7 4.4 4.1 4.4 5.0 5.4 5.9 6.5 5.9 3.9 2.3 1.7 1.9 4.2

Belgium 5.6 6.3 6.5 3.1 3.0 3.2 3.9 4.4 4.7 4.1 4.3 4.3 4.5 4.6 4.3 4.1

United Kingdom 3.2 3.9 2.8 3.4 3.7 3.9 4.5 4.5 3.9 3.2 3.1 3.2 3.2 3.2 3.0 3.5

Sources: National Accounts Vol II, OECD 1984 & 1998.
Notes: 1. Gross fixed investment in dwellings and Gross Domestic Product are at market prices.

2. The Federal Republic as constituted before reunification for the years until 1990.
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Table 9 Growth of real Gross Domestic Product
Average annual percentage changes from previous period

Estimates and projections

1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000

Japan 2.9 3.6 5.0 2.9 4.2 6.2 4.8 5.1 3.8 1.0 0.3 0.6 1.5 3.9 0.8 - 2.6 0.2 0.7

USA - 1.3 - 0.5 3.2 3.0 2.9 3.8 3.4 1.2 - 0.9 2.7 2.3 3.5 2.3 3.4 3.9 3.5 1.5 2.2

Belgium - 1.4 4.3 0.8 1.4 2.1 4.7 3.6 3.0 1.6 1.5 - 1.5 2.4 2.6 1.3 3.0 2.9 2.3 2.3

France - 0.3 1.6 1.9 2.5 2.3 4.5 4.3 2.5 0.8 1.2 - 1.3 2.8 2.1 1.6 2.3 3.1 2.4 2.6

Germany - 1.3 1.0 2.0 2.3 1.5 3.7 3.6 5.7 5.0 2.2 - 1.2 2.7 1.2 1.3 2.2 2.7 2.2 2.5

Italy - 2.7 4.1 2.6 2.8 3.1 3.9 2.9 2.2 1.1 0.6 - 1.2 2.2 2.9 0.7 1.5 1.5 2.1 2.6

Netherlands - 0.1 0.9 2.6 2.8 1.4 2.6 4.7 4.1 2.3 2.0 0.8 3.2 2.3 3.1 3.6 3.8 2.7 2.5

Spain 0.6 1.3 2.6 3.2 5.6 5.2 4.7 3.7 2.3 0.7 - 1.2 2.3 2.7 2.4 3.5 3.8 3.4 3.4

Sweden 2.7 1.7 1.9 2.3 3.1 2.3 2.4 1.4 - 1.1 - 1.4 - 2.2 3.3 3.9 1.3 1.8 2.8 2.2 2.4

UK - 0.7 - 2.2 3.8 4.2 4.4 5.2 2.1 0.6 - 1.5 0.1 2.3 4.4 2.8 2.6 3.5 2.7 0.8 1.5

European Union 2.9 3.2 1.5 2.8 2.9 4.2 3.5 3.0 1.6 1.1 - 0.5 3.0 2.4 1.8 2.7 2.8 2.2 2.5

Source: Annex Table 1, OECD Economic Outlook, December 1991 and December 1998.
Note: The figures for 1975, 1980 and 1985 are the annual average percentage changes over the previous five years.
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Table 10 General Government Financial Balances as a percentage of Gross National Product
Surpluses (+) or Deficits (-)

Estimates and projections Difference
1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 1998 and

EMU 
Criteria

Japan - 2.8 - 4.4 - 0.8 - 0.9 0.5 1.5 2.5 2.9 2.9 1.5 - 1.6 - 2.3 - 3.6 - 4.3 - 3.3 - 6.1 - 7.8 - 8.3 - 3.1

USA - 4.1 - 1.3 - 3.1 - 3.5 - 2.6 - 2.1 - 1.7 - 2.7 - 3.3 - 4.4 - 3.6 - 2.3 - 1.9 - 0.9 0.4 1.6 0.8 0.6 4.6

Belgium - 5.3 - 9.3 - 8.9 - 9.4 - 7.6 - 6.8 - 6.2 - 5.5 - 6.3 - 6.9 - 7.1 - 4.9 - 3.9 - 3.1 - 1.9 - 1.5 -1.3 - 1.1 1.5

France - 2.4 0.0 - 2.9 - 2.7 - 1.9 - 1.7 - 1.2 - 1.6 - 2.0 - 3.9 - 5.7 - 5.7 - 4.9 - 4.1 - 3.0 - 2.9 - 2.4 - 1.9 0.1

Germany - 5.6 - 2.9 - 1.2 - 1.3 - 1.9 - 2.2 0.1 - 2.1 - 3.3 - 2.8 - 3.2 - 2.4 - 3.3 - 3.4 - 2.6 - 2.4 - 2.1 - 1.8 0.6

Italy - 12.9 - 8.6 - 12.6 - 11.7 - 11.0 - 10.7 - 9.8 - 11.1 - 10.1 - 9.6 - 9.5 - 9.2 - 7.7 - 6.7 - 2.7 - 2.6 -2.2 - 1.8 0.4

Netherlands - 2.8 - 3.9 - 3.9 - 5.1 - 5.9 - 4.6 - 4.7 - 5.1 - 2.9 - 3.9 - 3.2 - 3.8 - 3.7 - 2.0 - 0.9 - 1.2 - 1.3 - 1.4 1.8

Spain - 0.5 - 2.2 - 5.8 - 6.3 - 3.8 - 3.4 - 3.7 - 4.3 - 4.5 - 4.1 - 7.0 - 6.4 - 7.3 - 4.7 - 2.6 - 1.9 - 1.8 - 1.5 1.1

Sweden 2.8 - 4.0 - 3.8 - 1.2 4.2 3.5 5.4 4.2 - 1.1 - 7.8 - 12.3 - 10.3 - 7.0 - 3.5 - 0.8 1.2 0.3 1.5 4.2

UK - 4.5 - 3.4 - 2.9 - 2.8 - 1.9 0.6 0.9 - 1.5 - 2.8 - 6.5 - 8.0 - 6.8 - 5.8 - 4.4 - 2.0 - 0.4 - 0.7 - 1.0 2.6

Source: Annex Table 30, OECD Economic Outlook, December 1998.
Note: The EMU Covergence Criteria is for General Government Financial Deficits of no more than 3% of Gross Domestic Product.
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Table 11 The Budget Economic Forecast

Percentage changes on a year earlier unless otherwise stated

Forecast1 Average errors from past forecasts2

1998 1999 2000 2001 1999 2000

Output at constant market prices

Gross domestic product (GDP) 21⁄4 1 to 11⁄2 21⁄4 to 23⁄4 23⁄4 to 31⁄4 1⁄2 1

Manufacturing output 1⁄4 - 11⁄2 to –1 11⁄2 to 2 21⁄4 to 23⁄4 1⁄2 21⁄2

Expenditure components of GDP at constant market prices

Domestic demand 31⁄2 2 to 21⁄2 21⁄4 to 3 23⁄4 to 31⁄4 1⁄4 1

Household consumption3 23⁄4 2 to 21⁄2 21⁄2 to 3 23⁄4 to 31⁄4 1⁄2 11⁄4

General government consumption 11⁄2 3 21⁄4 2 3⁄4 11⁄4

Fixed investment 8 2 to 21⁄2 23⁄4 to 31⁄4 31⁄2 to 4 1 21⁄2

Change in inventories4 1⁄4 - 1⁄4 - 1⁄4 to 0 0 to 1⁄4 1⁄4 1⁄4

Exports of goods and services 23⁄4 1⁄4 to 3⁄4 41⁄2 to 5 6 to 61⁄2 11⁄2 21⁄4

Import of goods and services 73⁄4 33⁄4 to 41⁄4 41⁄2 to 5 51⁄2 to 6 13⁄4 21⁄2

Balance of payments current account

£ billion - 21⁄4 - 10 - 101⁄2 - 101⁄4 71⁄2 10

per cent of GDP - 1⁄4 - 11⁄4 - 11⁄4 - 1 3⁄4 1

Inflation

RPIX (fourth quarter) 21⁄2 21⁄2 21⁄2 21⁄2 3⁄4 11⁄4

Producer output prices (fourth quarter) - 3⁄4 - 1⁄4 11⁄2 21⁄2 3⁄4 1

GDP deflator at market prices (financial year) 21⁄2 21⁄2 21⁄2 21⁄2 3⁄4 11⁄4

Money GDP at market prices (financial year)

£ billion 848 880 to 885 925 to 936 975 to 989 101⁄4 151⁄2

percentage change 41⁄2 33⁄4 to 41⁄4 51⁄4 to 53⁄4 51⁄4 to 53⁄4 11⁄4 13⁄4

Source: Economic and Fiscal Strategy Report and Financial Statement and Budget Report, HM Treasury, March 1999.
Notes: 1. Growth ranges for GDP components do not necessarily sum to the 1⁄2 percentage point ranges for GDP growth because of rounding and the assumed invariance of the levels of public spending within the opportunity ranges.

2. Average absolute errors for current year and year-ahead projection made in Spring forecasts over the past ten years. The average errors for the current account are calculated as a per cent of GDP, with £ billion figures calculated
by scaling the errors by forecast money GDP in 1999 and 2000.
3. Includes households and non-profit institutions serving households.
4. Contribution to GDP growth, percentage points.
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Table 12a General Government Expenditure

£ billion Percentages of Gross Domestic Product

Outturn Forecast Outturn Forecast

1997-98 1998-99 1999-00 2000-01 2001-02 1997-98 1998-99 1999-00 2000-01 2001-02

Departmental Expenditure Limits        162.3 168.0 179.2 189.7 199.5 20.0 19.8  20.4 20.5 20.5

+  Annually Managed Expenditure 160.0 163.4 170 179.1 187.8 19.7 19.3 19.3 19.4 19.3

= Totally Managed Expenditure 322.1 331.4 349.2 368.8 387.3 39.7 39.1 39.7 39.9 39.8

+  Debt interest 0.5 0.4 0.3 0.4 0.4 – – – – –

+  Financial transactions - 2.1 0.8 0.9 3.3 3.6 – – – – –

–  Public corporations 2.8 3.1 3.3 3.7 3.8 – – – – –

=  General Government Expenditure 317.6 329.5 347.3 369.1 387.9 39.1 38.9 39.5 39.9 39.8

Table 12b General Government Receipts

£ billion Percentages of Gross Domestic Product

Outturn Forecast Outturn Forecast

1997-98 1998-99 1999-00 2000-01 2001-02 1997-98 1998-99 1999-00 2000-01 2001-02

Income Tax (gross of tax credits)    79.8 87.5 90.8 – – 9.8 10.3 10.3 10.4 10.5

+ Value Added Tax  50.6 51.7 54.0 – – 6.2 6.1 6.1 6.1 6.1

+  Corporation Tax 30.4 29.8 29.9 – – 3.7 3.5 3.4 3.4 3.6

+  Windfall Tax  2.6 2.6 0.0 – – 0.3 0.3 0.0 0.0 0.0

+  Excise duties  33.5 35.7 36.2 – – 4.1 4.2 4.1 4.4 4.4

+  Other taxes and royalties 52.0 55.0 59.4 – – 6.4 6.5 6.5 6.6 6.7

+  Social security contributions 51.1 54.9 55.7 – – 6.3 6.5 6.3 6.2 6.2

+  Other receipts and accounting adjustments 15.7 17.0 18.3 – – 2.3 2.2 2.6 2.7 2.5

=  Current receipts 315.7 334.2 344.3 364.0 385.0 38.9 39.4 39.2 39.4 39.5
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Table 12c Public Sector Budgets and Borrowing

£ billion Percentages of Gross Domestic Product

Outturn Forecast Outturn Forecast

1997-98 1998-99 1999-00 2000-01 2001-02 1997-98 1998-99 1999-00 2000-01 2001-02

Current receipts 315.7 334.2 345.0 364.0 385.0 38.9 39.4 39.2 39.4 39.5

– Current expenditure 304.3 313.5 328.9 346.1 362.0 37.5 37 37.4 37.1 37.1

– Depreciation 14.0 14.6 14.8 15.2 15.7 1.7 1.7 1.7 1.6 1.6

= Current budget surplus (deficit) - 2.6 6.2 1.3 2.7 7.3 - 0.3 0.7 0.1 0.3 0.7

– Net capital investment 4.0 3.4 5.5 7.5 9.6 0.5 0.4 0.6 0.8 1.0

= Public Sector Net Borrowing - 6.6 2.8 - 4.2 - 4.8 - 2.3 - 0.8 0.3 - 0.5 -0.5 - 0.2

General Government Net Borrowing1 6.8 - 5 3 2 2 0.8 - 0.6 0.3 0.2 0.2

General Government Gross Debt 403 404 410 419 424 50.8 48.8 47.7 46.3 44.5

Source: Various tables, Financial Statement and Budget Report 1999, HM Treasury, The Stationery Office 1999, and HM Treasury.
Note: 1. General Government Net Borrowing as defined by the Maastricht Treaty. Unlike the UK Treasury measure this includes the windfall tax and associated spending.

This measure was previously known as the General Government Financial Deficit (GGFD).
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Table 13 Government expenditure and borrowing in cash and real terms, and as a percentage of Gross Domestic Product 
£ billion

1970/71 1975/76 1980/81 1985/86 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

Components of public expenditure

Public sector current expenditure 16.9 43.8 93.6 148.1 201.5 226.7 246.6 260.8 274.0 286.2 297.4 304.3 313.5 329.2 346.4 362.3

+ Depreciation 1.9 4.8 10.5 11.8 13.5 12.0 11.6 11.7 12.3 13.3 13.4 14.0 14.6 14.8 15.2 15.7

+ Public Sector Net Investment 3.4 6.4 4.7 4.8 8.4 11.4 12.9 10.9 10.4 9.7 5.4 3.8 3.4 5.5 7.5 9.6

= Total Managed Expenditure (TME) 22.2 55.0 111.5 164.7 223.4 250.1 271.1 283.4 296.7 309.1 316.3 322.1 331.4 349.4 369.1 387.7

General Government Expenditure (GGE) 21.6 53.2 108.5 157.3 216.4 240.5 262.5 277.8 289.4 304.3 309.2 317.6 329.5 347.1 369.3 388.1

Public expenditure at 1997/98 prices

Total Managed Expenditure 188.5 246.2 252.1 274.3 277.5 292.6 307.0 312.7 322.6 326.7 324.3 322.1 323.3 332.6 342.8 351.2

General Government Expenditure 183.2 238.1 245.3 261.8 268.9 281.4 297.2 306.4 314.7 321.6 317.0 317.6 321.5 330.4 343.0 351.6

Public sector borrowing and debt

Public Sector Net Borrowing (PSNB) - 0.3 7.8 10.9 8.4 4.0 21.3 47.5 50.8 43.3 35.1 28.1 9.1 - 1.0 3 3 1

General Government Net Borrowing (GGNB) - 1.1 5.3 8.5 9.2 7.0 20.8 46.5 50.7 45.0 36.5 29.5 6.8 - 5.0 3 2 2

General Government Gross Debt (GGD) 40.9 67.6 127.5 189.2 189.7 205.3 249.3 299.3 340.4 377.7 401.7 403.0 404.1 409.9 419.0 424.1

Gross Domestic Product (GDP)

Cash GDP 52.6 110.3 235.6 361.4 562.7 589.8 612.6 647.2 685.8 722.9 764.8 811.8 843.3 880 925 975

GDP at 1997/98 prices 445.8 492.4 531.8 601.3 699.0 689.8 693.0 713.6 745.4 763.4 783.6 811.8 823.5 838 860 884

GDP deflator index 11.8 22.4 44.3 60.1 80.5 85.5 88.4 90.7 92.0 94.7 97.6 100.0 102.4 105.0 107.6 110.3

Public spending measures as a

percentage of Gross Domestic Product

Total Managed Expenditure 42.2 49.9 47.3 45.6 39.7 42.4 44.2 43.8 43.3 42.8 41.4 39.7 39.1 39.7 39.9 39.8

General Government Expenditure 41.0 48.2 46.1 43.5 38.5 40.8 42.8 42.9 42.2 42.1 40.4 39.1 38.9 39.5 39.9 39.8

Public Sector Net Borrowing - 0.6 7.1 4.6 2.3 0.7 3.6 7.8 7.9 6.3 4.9 3.7 1.1 - 0.1 0.3 0.4 0.1

General Government Net Borrowing - 2.0 4.8 3.6 2.6 1.5 3.1 7.4 7.9 6.5 4.8 3.9 0.8 - 0.6 0.3 0.2 0.2

General Government Gross Debt 78.2 65.1 55.3 52.8 35.3 36.4 41.2 46.9 509.4 53.2 53.6 50.8 48.8 47.7 46.3 44.5

Sources: Public Expenditure Cm 4201, HM Treasury March 1999, Economic and Fiscal Strategy Report and Financial Statement and Budget Report, HM Treasury March 1999, Financial Statistics, HM Treasury.
Note: Estimated borrowing and GDP forecasts for 1999/00 onwards are given to the nearest £ billion.
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Table 14 Public sector capital expenditure
£ billion

1980/81 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

Central government 3.4 5.5 4.9 5.1 6.0 7.7 9.6 10.3 10.9 10.6 9.5 8.9 6.9 6.9 7.1

+ Local government 4.1 4.8 4.7 4.8 3.6 6.9 5.9 7.0 7.2 6.0 6.8 7.2 5.8 5.5 5.7

= General government 7.5 10.2 9.7 9.9 9.7 14.7 15.5 17.3 18.0 16.6 16.3 16.1 12.7 12.4 12.8

+ Public corporations 7.3 5.7 5.2 4.8 4.9 5.6 5.2 4.3 5.5 4.9 5.0 5.2 3.7 3.7 3.6

= Total public sector

capital expenditure 14.8 15.9 14.9 14.7 14.6 20.3 20.7 21.6 23.5 21.5 21.3 21.3 16.4 16.1 16.4

Total public sector capital 

expenditure at 1997/98 prices 33.4 26.5 24.1 22.5 21.0 27.2 25.7 25.3 26.6 23.7 23.2 22.5 16.8 16.1 16.0

Total public sector capital 

expenditure as a % of GGE 13.6 10.1 9.2 8.6 8.2 10.1 9.6 9.0 9.0 7.7 7.4 7.0 5.3 5.1 5.0

Total public sector capital 

expenditure as a % of GDP 6.3 4.4 3.8 3.4 3.0 3.9 3.7 3.7 3.8 3.3 3.1 2.9 2.1 2.0 1.9

Source: HM Treasury, Public Expenditure Cms 2821, 3201, 3601, 3901 & 4201.
Note: Capital expenditure is shown net of receipts from the sale of physical assets.
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Table 15a General Government Expenditure by function
£ billion

1980-811 1985-86 1986-87 1987-88 1988-89 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1998-99

estimated % of total

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn expenditure

Social security 24.2 43.3 46.5 48.6 49.8 52.8 59.1 70.2 79.5 86.8 89.1 93.1 96.8 97.8 100.2 34.9

Health & personal social services 14.0 20.5 22.1 24.3 26.8 29.3 32.8 37.1 40.7 42.8 46.0 48.6 50.7 53.1 56.3 19.6

Education 12.8 16.9 18.6 20.4 22.0 24.5 26.5 29.3 31.6 33.3 34.9 35.9 36.4 37.9 38.9 13.5

Defence 11.5 18.2 18.4 18.9 19.2 20.8 21.7 22.9 22.9 22.8 22.6 21.5 21.4 20.9 22.5 7.8

Law, order & protective services 4.0 6.6 7.2 8.0 9.0 10.2 11.5 13.0 14.2 14.8 15.4 15.7 16.2 16.9 17.4 6.1

Other environmental services 3.8 4.5 5.3 5.5 5.6 6.7 7.5 8.3 8.9 8.6 9.3 9.6 9.4 9.8 9.8 3.4

Transport 4.3 5.7 5.6 5.6 5.8 6.7 8.1 9.1 10.5 9.8 10.1 8.8 8.7 8.8 8.6 3.0

Trade, industry, energy & employment 4.8 8.6 8.6 7.1 8.6 8.2 9.5 10.0 10.5 10.9 10.3 9.7 9.1 8.1 8.5 3.0

Agriculture, fisheries, food & forestry 1.6 2.9 2.2 2.4 2.2 2.2 2.9 3.1 3.2 4.1 3.7 4.1 6.0 5.0 5.0 1.7

Culture, media & sport 1.0 1.5 1.6 1.8 2.0 2.3 2.5 2.6 2.7 2.7 2.8 3.0 3.2 4.1 4.3 1.5

HOUSING 5.6 4.1 4.0 4.1 3.2 5.1 4.8 5.7 6.2 5.2 5.2 5.0 4.6 3.7 3.7 1.3
Overseas services & aid 1.3 1.8 1.9 1.9 2.2 2.4 2.6 3.0 3.3 3.4 3.5 3.5 3.1 3.2 3.4 1.2

Central administration etc.2 3.0 3.6 4.1 5.0 4.7 6.4 6.5 4.6 6.3 6.4 5.7 8.1 6.5 6.4 8.4 2.9

Total expenditure on services 92.0 138.2 146.1 153.8 161.1 177.6 196.1 218.9 240.6 251.6 258.5 266.7 272.1 275.7 287.2 100.0

+ General government net debt interest – 18.6 18.6 19.5 20.1 21.0 20.6 18.5 19.1 20.8 23.6 27.1 28.3 30.1 30.0 –

+ Other accounting adjustments – 7.9 6.0 7.4 6.6 8.2 6.7 12.7 11.4 11.1 14.5 15.2 15.9 16.3 15.9 –

+ Allowance for shortfall - 1.6

= Total Managed Expenditure 111.5 164.7 170.7 180.6 187.8 206.8 223.4 250.1 271.1 283.4 296.7 309.1 316.3 322.1 331.4 –

– Public corporations’ expenditure3 – – – – – – – – – 2.1 0.4 2.9 1.9 2.8 3.1 –

– Privatisation proceeds & financial adjustments – – – – – – – – – 3.7 7.0 2.4 5.5 2.1 - 0.8 –

+ Public corporations’ debt interest adjustments – – – – – – – – – 0.1 0.1 0.4 0.3 0.5 0.4 –

= General Government Expenditure4 108.5 158.6 164.6 173.6 179.9 200.9 218.2 236.2 260.6 277.8 289.4 304.3 309.2 317.6 329.5 –

Sources: Public Expenditure, Cms 4021, HM Treasury 1999, Tables 4.2 & B1.1, additional data HM Treasury.
Notes: 1. The 1980/81 figures for expenditure on services are derived from earlier public expenditure plans, and figures for the adjustments between total expenditure on services and Total Managed Expenditure are not available.

2. Includes contributions to the European Communities and activities required for the general maintenance of government, such as tax collection and the registration of population.
3. Public corporations’ expenditure is net of general government grants to public corporations.
4. Detailed figures for the component differences between Total Managed Expenditure and General Government Expenditure are not available for the years prior to 1993/94.
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Table 15b General Government Expenditure by function in real terms2

£ billion 1997-98 prices 

1980-811 1985-86 1986-87 1987-88 1988-89 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 Real growth

estimated 1980-81

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn to 1998-99

%

Law, order & protective services 9.0 11.0 11.6 12.4 12.9 13.7 14.3 15.2 16.1 16.3 16.7 16.6 16.6 16.9 17.0 88.3
Culture, media & sport 2.3 2.5 2.6 2.8 2.9 3.1 3.1 3.1 3.1 3.0 3.1 3.2 3.3 4.1 4.2 86.1
Social security 54.6 72.0 75.1 74.4 71.4 70.7 73.4 82.1 90.0 95.7 96.9 98.4 99.3 97.8 97.8 79.0
Health & personal social services 31.6 34.2 35.6 37.2 38.5 39.2 40.8 43.4 46.1 47.2 50.0 51.3 52.0 53.1 54.9 73.7
Agriculture, fisheries, food & forestry 3.6 4.8 3.6 3.7 3.2 2.9 3.6 3.6 3.6 4.5 4.0 4.4 6.1 5.0 4.9 35.7
Education 28.9 28.2 30.1 31.2 31.6 32.8 32.9 34.2 35.8 36.7 37.9 37.9 37.3 37.9 37.9 31.2
Overseas services & aid 2.9 3.1 3.1 3.0 3.2 3.2 3.2 3.5 3.7 3.7 3.8 3.7 3.2 3.2 3.4 15.9
Other environmental services 8.6 7.5 8.5 8.4 8.1 9.0 9.3 9.7 10.0 9.5 10.1 10.2 9.6 9.8 9.6 11.9
Transport 9.7 9.5 9.0 8.6 8.3 8.9 10.1 10.6 11.9 10.8 11.0 9.2 8.9 8.8 8.4 - 13.5
Defence 26.0 30.4 29.8 29.0 27.6 27.8 27.0 26.8 25.9 25.1 24.5 22.7 21.9 20.9 22.0 - 15.3
Trade, industry, energy & employment 10.8 14.2 13.8 10.9 12.4 11.0 11.8 11.7 11.9 12.0 11.2 10.2 9.3 8.1 8.3 - 23.4

HOUSING 12.6 6.8 6.4 6.3 4.6 6.8 6.0 6.7 7.1 5.8 5.7 5.3 4.7 3.7 3.6 - 71.5
Central administration etc. 6.8 6.0 6.6 7.7 6.7 8.6 8.1 5.4 7.2 7.1 6.2 8.6 6.6 6.4 8.2 21.1

Total expenditure on services 207.7 230.0 235.8 235.7 231.3 237.9 243.6 256.0 272.4 277.5 281.1 281.8 278.9 275.7 280.2 34.9

+ General government net debt interest – 31.0 30.0 29.8 28.9 28.2 25.6 21.6 21.6 22.9 25.7 28.7 29.0 30.1 29.2 –
+ Other accounting adjustments – 13.2 9.7 11.3 9.5 11.0 8.3 14.8 12.9 12.2 15.8 16.1 16.3 16.3 15.5 –
+ Allowance for shortfall - 1.6 –

= Total Managed Expenditure 252.1 274.2 275.5 276.8 269.6 277.1 277.4 292.5 306.9 312.6 322.6 326.6 324.2 322.1 323.4 28.3

– Public corporations’ expenditure – – – – – – – – – 2.3 0.4 3.1 1.9 2.8 3.0 –
– Privatisation proceeds & financial adjustments – – – – – – – – – 4.1 7.6 2.5 5.6 2.1 - 0.8 –
+ Public corporations’ debt interest adjustments – – – – – – – – – 0.1 0.1 0.4 0.3 0.5 0.4 –

= General Government Expenditure 245.3 261.8 261.3 262.3 255.8 268.1 268.9 281.4 297.2 306.4 314.7 321.6 317.0 317.6 321.5 31.1

Sources: As Table 15a.
Note: 1. See Table 15a.

2. Cash figures adjusted to 1997-98 price levels by excluding the effect of general inflation.
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Table 16a Departmental Expenditure Limits (DEL)
£ million

1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

Department outturn outturn outturn outturn outturn estimated plans plans plans

outturn

Health 29,762 31,593 32,933 33,769 35,297 37,643 40,345 43,271 46,172

DETR - Local Government & Regional Policy 29,375 29,910 30,296 31,318 31,375 32,762 34,208 35,437 36,893

Defence 22,757 22,562 21,517 21,383 20,910 22,549 22,280 22,815 22,972

Education & employment 13,378 13,988 13,981 14,009 14,523 14,512 15,702 17,537 18,916

DETR - Main programmes 12,182 11,574 9,630 9,667 9,614 9,341 9,697 10,497 11,915

of which Housing and Construction 3,609 3,027 2,616 2,458 2,051 2,340 2,417 3,092 3,627

Home Office 5,862 6,161 6,382 6,436 6,730 7,019 7,773 7,884 8,070

Trade & industry 4,683 3,895 3,433 3,330 3,084 3,105 3,249 3,602 3,578

Social security (Administration) 3,409 3,299 3,388 3,514 3,354 3,193 3,378 3,447 3,500

Chancellor’s departments 2,939 2,862 2,923 2,886 2,887 2,989 3,197 3,045 3,279

International development 2,081 2,237 2,197 2,096 2,105 2,327 2,299 2,763 3,072

Legal departments 2,370 2,542 2,638 2,627 2,641 2,701 2,756 2,801 2,713

Cabinet Office 1,054 966 1,248 1,156 933 1,353 1,425 1,361 1,313

Agriculture, fisheries & food 853 791 856 2,121 1,644 1,340 1,268 1,207 1,240

Foreign & Commonwealth 1,244 1,257 1,333 1,053 1,076 1,119 1,115 1,133 1,153

Culture, media & sport 976 978 1,026 959 911 920 993 1,002 1,042

Scotland 12,174 12,709 12,784 12,905 12,871 13,334 13,878 14,582 15,224

Wales 5,946 6,208 6,346 6,474 6,499 6,804 7,062 7,454 7,840

Northern Ireland 5,004 5,143 5,247 5,356 5,465 5,723 5,852 6,098 6,175

Welfare to work1 143 717 1,492 1,317 1,278

Invest to save 45 65

Capital Modernisation Fund 34 547 685

Reserve 1,200 1,800 2,400

Allowance for shortfall (1,600)

Departmental Expenditure Limits 156,033 158,676 158,157 161,060 162,061 167,800 179,200 189,700 199,500

Source and Notes: See Table 16b.
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Table 16b Annually Managed Expenditure (AME)
£ million

1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

Department outturn outturn outturn outturn outturn estimated plans plans plans

outturn

Social security (Benefits) 79,974 82,497 86,077 89,749 91,006 93,498 99,133 101,499 106,376

Housing Revenue Account Subsidies 4,359 4,356 4,238 4,184 3,980 3,663 3,701 3,721 3,704

Net payments to EC institutions2 1,877 1,268 3,370 1,817 2,049 3,466 2,715 2,553 2,872

Common agricultural policy 2,607 2,225 2,640 2,928 2,472 2,783 2,402 2,674 2,870

Export Credits Guarantee Department 65 (45) (28) 68 57 (217) 462 825 833

Locally financed expenditure 9,290 11,945 14,424 14,389 15,698 16,124 17,003 18,267 19,764

Self financing public corporations (722) (673) (243) 60 (294) (194) (38) (209) (328)

Net public service pensions 3,829 3,816 4,200 5,000 5,449 5,090 6,151 6,072 6,157

National Lottery 126 364 1,087 1,351 2,616 2,666 2,800

Central government debt interest 20,336 23,083 26,452 27,858 29,692 29,522 25,976 27,629 27,110

Accounting & other adjustments 5,798 9,506 9,689 8,816 8,806 8,500 9,100 11,700 13,000

AME margin 1,200 2,000 3,000

Total Annually Manged Expenditure 127,412 137,978 150,943 155,234 160,599 163,600 170,200 179,400 188,200

+ Departmental Expenditure Limits 156,033 158,676 158,157 161,060 162,061 167,800 179,200 189,700 199,500

= Total Managed Expenditure (TME) 283,445 296,654 309,100 316,294 322,063 331,400 3,439,400 369,100 387,700

Sources: Public Expenditure, Cm 4201, HM Treasury; additional figures from HM Treasury.
Notes: 1. Expenditure financed by the windfall tax.

2. Excludes cost of EC aid to non-member states, which is included in the aid programme.
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Table 17a Dwellings by tenure in England, Scotland and Wales
Thousands

1971 1976 1981 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

England

Owner-occupiers 8,489 9,568 10,499 11,626 11,929 12,264 12,648 12,971 13,171 13,358 13,435 13,563 13,685 13,776 13,885 14,033

+ Privately rented 2,044 2,005 1,953 1,899 1,848 1,849 1,906 1,967 2,033 2,079 2,138 2,218 2,277 2,304

3,128 2,619

+ Housing association 422 483 495 512 534 567 613 621 678 740 819 902 959 1,008

+ Local authority 4,593 4,990 5,061 4,584 4,504 4,403 4,254 4,081 3,944 3,844 3,790 3,702 3,598 3,503 3,428 3,353

= All dwellings 16,210 17,177 18,025 18,697 18,882 19,078 19,284 19,468 19,634 19,790 19,936 20,085 20,240 20,399 20,549 20,699

Wales

Owner-occupiers 540 603 682 747 752 782 804 828 840 846 855 862 870 878 885 892

+ Privately rented 103 93 98 93 90 87 91 98 99 100 102 103 105 106

151 131

+ Housing association 12 18 19 20 21 23 24 30 33 37 41 43 46 49

+ Local authority 276 295 293 262 258 253 244 232 226 218 215 212 209 207 205 203

= All dwellings 967 1,029 1,089 1,120 1,127 1,148 1,159 1,170 1,181 1,192 1,202 1,211 1,222 1,231 1,241 1,250

Scotland

Owner-occupiers 569 645 718 850 884 922 972 1,033 1,088 1,132 1,176 1,217 1,258 1,293 1,327 1,365

+ Privately rented 191 161 154 147 139 133 126 154 154 154 155 155 154 155

305 234

+ Housing association 36 47 50 54 59 62 65 57 62 67 77 91 99 116

+ Local authority 948 1,042 1,027 974 962 943 914 877 845 816 783 755 721 691 668 632

= All dwellings 1,822 1,921 1,970 2,032 2,050 2,067 2,084 2,104 2,124 2,160 2,175 2,193 2,210 2,230 2,248 2,267



Dwellings, stock condition and households

111

Table 17b Dwellings by tenure in England, Scotland and Wales
Percentages

1971 1976 1981 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

England

Owner-occupiers 52.4 55.7 58.2 62.2 63.2 64.3 65.6 66.6 67.1 67.5 67.4 67.4 67.6 67.5 67.6 67.8

+ Privately rented 11.3 10.7 10.3 10.0 9.6 9.5 9.7 9.9 10.2 10.4 10.6 10.9 11.1 11.1

19.3 15.2

+ Housing association 2.3 2.6 2.6 2.7 2.8 2.9 3.1 3.1 3.4 3.7 4.0 4.4 4.7 4.9

+ Local authority 28.3 29.1 28.1 24.5 23.9 23.1 22.1 21.0 20.1 19.4 19.0 18.4 17.8 17.2 16.7 16.2

= All dwellings 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Wales

Owner-occupiers 55.8 58.6 62.6 66.7 66.7 68.1 69.4 70.8 71.1 71.0 71.1 71.2 71.2 71.3 71.3 71.4

+ Privately rented 9.4 8.3 8.7 8.1 7.8 7.1 7.7 8.0 8.2 8.3 8.3 8.4 8.5 8.5

15.6 12.7

+ Housing association 1.1 1.6 1.7 1.7 1.8 1.9 2.0 2.5 2.7 3.1 3.4 3.5 3.7 3.9

+ Local authority 28.5 28.7 26.9 23.4 22.8 22.0 21.1 19.8 19.4 18.3 17.9 17.5 17.1 16.8 16.5 16.2

= All dwellings 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Scotland

Owner-occupiers 31.2 33.6 36.4 41.8 43.1 44.6 46.7 49.1 51.2 52.4 54.1 55.5 56.9 58.0 59.0 60.2

+ Privately rented 9.7 7.9 7.5 7.1 6.7 6.3 6.0 7.1 7.1 7.0 7.0 7.0 6.9 6.8

16.7 12.2

+ Housing association 1.8 2.3 2.5 2.6 2.8 2.9 3.1 2.6 2.9 3.1 3.5 4.1 4.4 5.1

+ Local authority 52.0 54.2 52.1 47.9 46.9 45.6 43.9 41.7 39.8 37.8 36.0 34.4 32.6 31.0 29.7 27.9

= All dwellings 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0
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Table 17c Dwellings by tenure in Great Britain, Northern Ireland and the United Kingdom
Thousands

1971 1976 1981 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Great Britain

Owner-occupiers 9,598 10,816 11,898 13,223 13,565 13,968 14,424 14,832 15,099 15,336 15,466 15,642 15,813 15,947 16,098 16,290

+ Privately rented 2,337 2,258 2,205 2,139 2,077 2,069 2,123 2,219 2,286 2,333 2,395 2,476 2,536 2,565

3,584 2,984

+ Housing association 469 548 564 586 614 652 702 708 773 844 937 1,036 1,104 1,173

+ Local authority 5,817 6,327 6,380 5,820 5,724 5,599 5,412 5,190 5,015 4,878 4,788 4,669 4,528 4,401 4,301 4,188

= All dwellings 18,999 20,127 21,085 21,849 22,058 22,293 22,527 22,742 22,939 23,142 23,313 23,489 23,672 23,860 24,038 24,216

Northern Ireland

Owner-occupiers – – 271 317 328 316 323 336 348 354 364 375 390 389 399 412

+ Privately rented – – 38 25 26 21 20 20 20 19 20 20 20 21 22 25

+ Housing association – – 3 6 6 7 8 9 9 10 11 12 12 13 14 15

+ Local authority – – 190 182 180 169 169 166 160 158 156 153 148 145 140 135

= All dwellings – – 502 530 540 512 519 530 537 540 549 559 570 567 575 586

United Kingdom

Owner-occupiers – – 12,169 13,540 13,893 14,284 14,747 15,168 15,447 15,690 15,830 16,017 16,203 16,336 16,496 16,702

+ Privately rented – – 2,375 2,283 2,231 2,160 2,097 2,089 2,143 2,238 2,306 2,353 2,415 2,497 2,558 2,590

+ Housing association – – 472 553 570 593 622 661 711 718 784 856 949 1,049 1,118 1,188

+ Local authority – – 6,570 6,002 5,904 5,768 5,581 5,356 5,175 5,036 4,944 4,822 4,676 4,546 4,441 4,323

= All dwellings – – 21,586 22,378 22,598 22,805 23,046 23,272 23,476 23,682 23,862 24,048 24,242 24,427 24,613 24,802
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Table 17d Dwellings by tenure in Great Britain, Northern Ireland and the United Kingdom
Percentages

1971 1976 1981 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Great Britain

Owner-occupiers 50.5 53.7 56.4 60.5 61.5 62.7 64.0 65.2 65.8 66.3 66.3 66.6 66.8 66.8 67.0 67.3

+ Privately rented 11.1 10.3 10.0 9.6 9.2 9.1 9.3 9.6 9.8 9.9 10.1 10.4 10.5 10.6

18.9 14.8

+ Housing association 2.2 2.5 2.6 2.6 2.7 2.9 3.1 3.1 3.3 3.6 4.0 4.3 4.6 4.8

+ Local authority 30.6 31.4 30.3 26.6 25.9 25.1 24.0 22.8 21.9 21.1 20.5 19.9 19.1 18.4 17.9 17.3

= All dwellings 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Northern Ireland

Owner-occupiers – – 54.0 59.9 60.7 62.1 62.8 64.0 64.8 65.6 66.8 67.1 68.4 68.6 69.4 70.3

+ Privately rented – – 7.6 4.7 4.8 4.3 4.1 4.0 3.9 3.5 3.6 3.6 3.5 3.7 3.8 4.3

+ Housing association – – 0.5 1.0 1.1 1.4 1.5 1.5 1.7 1.9 1.8 2.1 2.1 2.3 2.4 2.6

+ Local authority – – 37.9 34.4 33.4 33.0 32.6 30.5 29.8 29.3 28.4 27.4 26.0 25.6 24.3 23.0

= All dwellings – – 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

United Kingdom

Owner-occupiers – – 56.4 60.5 61.5 62.6 64.0 65.2 65.8 66.3 66.3 66.6 66.8 66.9 67.0 67.3

+ Privately rented – – 11.0 10.2 9.9 9.5 9.1 9.0 9.1 9.5 9.7 9.8 10.0 10.2 10.4 10.4

+ Housing association – – 2.2 2.5 2.5 2.6 2.7 2.8 3.0 3.0 3.3 3.6 3.9 4.3 4.5 4.8

+ Local authority – – 30.4 26.8 26.1 25.3 24.2 23.0 22.0 21.4 20.7 20.1 19.3 18.6 18.0 17.4

= All dwellings – – 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Source: Housing and Construction Statistics (various editions), Scottish Office, Welsh Office.
Notes: All figures are for the December of the year shown. Owner-occupiers includes shared owners and long leaseholders. Private renting includes renting with a job or business. Local authority tenants includes new town tenants.
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Table 18 Gross fixed capital formation in dwellings
£ million

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Private sector 841 2,182 6,115 9,683 11,526 13,640 18,203 18,958 16,867 1,577 16,246 17,124 18,285 18,784 20,467 22,380 24,451

+ Public sector 802 1,964 2,559 2,536 2,614 2,908 2,894 3,813 4,181 16,762 2,579 2,768 2,948 2,804 2,299 1,903 1,844

= Whole economy 1,643 4,146 8,674 12,219 14,140 16,548 21,097 22,771 21,048 18,339 18,825 19,892 21,233 21,588 22,766 24,283 26,295

Gross Domestic Product (£ bn) 51.2 105.0 229.6 354.2 380.6 418.2 466.5 511.9 554.5 582.9 606.6 637.8 676.0 712.5 754.6 800.9 837.6

Gross fixed capital formation in dwellings 

as a percentage of Gross Domestic Product 3.2 3.9 3.8 3.4 3.7 4.0 4.5 4.4 3.8 3.1 3.1 3.1 3.1 3.0 3.0 3.1 3.1

Sources: UK National Accounts, Economic Trends and Office for National Statistics.
Note: All figures at current market prices.
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Table 19a Housing starts in England

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 100,709 110,335 27,869 18,076 16,199 15,326 12,704 12,489 6,533 2,798 1,470 1,156 447 604 480 210 124

+ New towns 9,065 14,968 5,541 567 472 137 0 0 0 0 0 0 0 0 0 0 0

+ Government departments 2,461 654 224 175 305 517 443 392 108 260 131 42 3 13 0 0 0

= Total public sector 112,235 125,957 33,634 18,818 16,976 15,980 13,147 12,881 6,641 3,058 1,601 1,198 450 617 480 210 124

+ Housing associations 8,111 18,768 13,154 10,362 11,234 9,922 10,829 11,600 14,111 16,437 28,111 33,553 33,585 25,349 21,996 20,397 17,282

+ Private sector 148,318 129,777 84,123 144,301 158,894 174,888 195,972 141,902 112,717 114,305 99,586 116,545 131,401 110,161 121,127 135,754 131,106

= All dwellings 268,664 274,502 130,911 173,481 187,104 200,790 219,948 166,383 133,469 133,800 129,298 151,296 165,436 136,127 143,603 156,388 148,512

Table 19b Housing completions in England

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 118,943 103,403 67,337 22,483 18,773 15,591 15,731 14,012 13,873 8,051 3,274 1,402 1,094 770 531 217 251

+ New towns 9,245 11,487 6,973 703 660 435 163 0 0 0 0 0 0 0 0 0 0

+ Government departments 1,993 1,435 525 98 232 597 233 690 142 75 235 20 0 5 0 0 0

= Total public sector 130,181 116,325 74,835 23,284 19,665 16,623 16,127 14,702 14,015 8,126 3,509 1,422 1,094 775 531 217 251

+ Housing associations 8,176 13,652 19,299 11,298 10,624 10,935 10,784 10,651 13,821 15,295 20,789 29,633 30,848 31,155 26,444 20,853 19,812

+ Private sector 153,436 131,481 110,232 135,457 148,896 161,738 176,018 154,003 136,063 131,174 119,533 116,710 122,699 125,355 121,521 126,175 121,007

= All dwellings 291,793 261,458 204,366 170,039 179,185 189,296 202,929 179,356 163,899 154,595 143,831 147,765 154,641 157,285 148,496 147,245 141,070
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Table 19c Housing starts in Wales

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 4,849 8,294 2,343 770 742 909 658 501 338 174 261 75 180 45 25 3 58

+ New towns 155 705 96 121 0 0 58 0 0 0 0 0 0 0 0 0 0

+ Government departments 24 74 7 2 1 2 6 0 0 1 0 0 0 0 0 0 0

= Total public sector 5,028 9,073 2,446 893 743 911 722 501 338 175 261 75 180 45 25 3 58

+ Housing associations 105 279 384 579 507 1,014 1,583 1,612 2,216 2,496 2,658 3,206 2,964 2,416 2,122 1,575 1,024

+ Private sector 8,612 7,386 5,033 7,232 7,151 8,782 10,727 9,951 7,654 6,724 5,998 7,307 7,445 6,761 6,690 7,498 7,413

= All dwellings 13,745 16,738 7,863 8,704 8,401 10,707 13,032 12,064 10,208 9,395 8,917 10,588 10,589 9,222 8,837 9,076 8,495

Table 19d Housing completions in Wales

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 6,513 7,332 3,493 992 744 810 793 566 610 418 133 172 227 176 59 1 30

+ New towns 173 635 209 81 126 0 0 58 0 0 0 0 0 0 0 0 0

+ Government departments 66 94 2 2 0 2 1 6 0 0 1 0 0 0 0 0 0

= Total public sector 6,752 8,061 3,704 1,075 870 812 794 630 610 418 134 172 227 176 59 1 30

+ Housing associations 73 275 917 607 534 467 719 1,663 1,685 2,463 2,460 2,853 2,841 2,258 2,557 2,124 1,480

+ Private sector 8,648 8,900 5,932 6,563 7,169 8,119 9,679 9,303 8,111 7,262 7,055 6,265 6,879 6,518 7,722 6,766 6,386

= All dwellings 15,473 17,236 10,553 8,245 8,573 9,398 11,192 11,596 10,406 10,143 9,649 9,290 9,947 8,952 10,338 8,891 7,896
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Table 19e Housing starts in Scotland

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 25,714 14,938 4,281 2,017 2,251 2,598 2,006 1,046 913 901 429 503 568 380 124 23 –

+ New towns 2,014 3,683 1,155 190 141 374 495 680 720 134 395 429 208 127 0 0 –

+ Government departments 289 493 5 59 259 40 0 64 5 0 0 0 0 0 0 0 –

= Total public sector 28,017 19,114 5,441 2,266 2,651 3,012 2,501 1,790 1,638 1,035 824 932 776 507 124 23 –

+ Housing associations 347 592 1,261 1,487 1,414 1,988 2,068 2,748 2,111 3,448 3,051 5,062 4,879 5,400 4,664 3,568 –

+ Private sector 8,141 11,965 9,681 14,095 14,574 13,085 15,037 18,083 16,695 15,679 14,606 17,160 19,449 17,092 16,984 17,994 –

= All dwellings 36,505 31,671 16,383 17,848 18,639 18,085 19,606 22,621 20,444 20,162 18,481 23,154 25,104 22,999 21,722 21,585 –

Table 19f Housing completions in Scotland

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 31,570 19,148 6,167 2,610 2,030 2,388 2,473 1,874 1,203 1,182 734 502 548 499 258 108 –

+ New towns 2,790 3,636 1,288 201 157 107 257 409 720 550 276 456 113 674 0 0 –

+ Government departments 302 402 33 17 114 139 85 0 69 0 0 0 0 0 0 0 –

= Total public sector 34,662 23,186 7,488 2,828 2,301 2,634 2,815 2,283 1,992 1,732 1,010 958 661 1,173 258 108 –

+ Housing associations 244 766 881 1,148 1,466 1,169 1,278 1,620 1,963 2,264 3,044 2,826 2,990 5,003 2,683 4,507 –

+ Private sector 8,220 10,371 12,242 14,435 14,870 13,904 14,179 16,287 16,461 15,533 14,389 17,735 17,753 18,329 17,813 17,065 –

= All dwellings 43,126 34,323 20,611 18,411 18,637 17,707 18,272 20,190 19,961 19,339 17,485 20,351 21,404 24,505 20,754 21,680 –

Note: 1998 figures for Great Britain include estimates for Scotland.
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Table 19g Housing starts in Great Britain

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 131,272 133,567 34,493 20,863 19,192 18,833 15,368 14,036 7,784 3,873 2,160 1,734 1,195 1,029 629 236 366

+ New towns 11,234 19,356 6,792 878 613 511 553 680 720 134 395 429 208 127 0 0 0

+ Government departments 2,774 1,221 236 236 565 559 449 456 113 261 131 42 3 13 0 0 0

= Total public sector 145,280 154,144 41,521 21,977 20,370 19,903 16,370 15,172 8,617 4,268 2,686 2,205 1,406 1,169 629 236 366

+ Housing associations 8,563 19,639 14,799 12,428 13,155 12,924 14,480 15,960 18,438 22,381 33,819 41,813 41,428 33,165 28,782 25,540 23,450

+ Private sector 165,071 149,128 98,837 165,628 180,619 196,755 221,736 169,938 137,061 136,701 120,189 141,015 158,295 134,014 144,801 161,246 158,287

= All dwellings 318,914 322,911 155,157 200,033 214,144 229,582 252,586 201,070 164,116 163,350 156,694 185,033 201,129 168,348 174,212 187,049 182,103

Table 19h Housing completions in Great Britain

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities 157,026 129,883 76,997 26,085 21,547 18,789 18,997 16,452 15,686 9,651 4,141 2,076 1,869 1,445 848 326 353

+ New towns 12,208 15,758 8,470 985 943 542 420 467 720 550 276 456 113 674 0 0 0

+ Government departments 2,361 1,931 560 117 346 738 319 696 211 75 236 20 0 5 0 0 0

= Total public sector 171,595 147,572 86,027 27,187 22,836 20,069 19,736 17,615 16,617 10,276 4,653 2,552 1,982 2,124 848 326 353

+ Housing associations 8,493 14,693 21,097 13,053 12,624 12,571 12,781 13,934 17,469 20,022 26,293 35,312 36,679 38,416 31,684 27,484 25,088

+ Private sector 170,304 150,752 128,406 156,455 170,935 183,761 199,876 179,593 160,635 153,969 140,972 140,707 147,331 150,202 147,056 150,006 144,065

= All dwellings 350,392 313,017 235,530 196,695 206,395 216,401 232,393 211,142 194,721 184,267 171,918 178,571 185,992 190,742 179,588 177,816 169,506

Note: 1998 figures for Great Britain include estimates for Scotland.
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Table 19i Housing starts in Northern Ireland

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Northern Ireland

Housing Executive 7,826 6,218 2,901 2,352 1,920 1,596 2,061 927 1,059 999 718 1,132 1,071 994 1,015 817

+ Government departments 92 129 11 1 0 9 0 13 0 137 69 0 0 0 0 0

= Total public sector 7,918 6,347 2,912 2,353 1,920 1,605 2,061 940 1,059 1,136 787 1,132 1,071 994 1,015 817

+ Housing associations 31 2 112 395 625 716 551 496 773 780 684 489 927 810 821 1,094

+ Private sector 4,083 3,931 3,338 7,199 7,114 7,418 7,228 6,763 5,704 5,531 6,199 7,070 7,689 7,975 8,250 9,115

= All dwellings 12,032 10,190 6,362 9,947 9,659 9,739 9,840 8,199 7,536 7,447 7,670 8,691 9,687 9,779 10,086 11,024

Table 19j Housing completions in Northern Ireland

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Northern Ireland

Housing Executive 7,692 4,885 2,507 3,233 2,580 1,764 1,712 1,708 1,299 953 1,049 810 900 1,305 853 1,075

+ Government departments 86 203 56 2 0 0 3 0 15 2 51 18 0 0 0 0

= Total public sector 7,778 5,088 2,563 3,235 2,580 1,764 1,715 1,708 1,314 955 1,100 828 900 1,305 853 1,075

+ Housing associations 18 55 325 595 535 580 705 664 442 759 702 663 555 737 805 747

+ Private sector 4,038 3,776 3,568 6,940 7,082 7,451 7,511 7,911 6,163 5,164 5,913 5,707 5,522 6,790 6,579 8,346

= All dwellings 11,834 8,919 6,456 10,770 10,197 9,795 9,931 10,283 7,919 6,878 7,715 7,198 6,977 8,832 8,239 10,168

Note: The 1970 figures for the Northern Ireland Housing Executive include new town starts and completions, before their transfer to the NIHE in 1972 and 1973.
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Table 19k Housing starts in the United Kingdom

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Local authorities 137,647 139,785 37,394 23,215 21,112 20,429 17,429 14,963 8,843 4,872 2,878 2,866 2,266 2,023 1,644 1,053

+ New towns 12,685 19,356 6,792 878 613 511 533 680 720 134 395 429 208 127 0 0

+ Government departments 2,866 1,260 247 237 565 568 449 469 113 398 200 42 3 13 0 0

= Total public sector 153,198 160,401 44,433 24,330 22,290 21,508 18,431 16,112 9,676 5,404 3,473 3,337 2,477 2,163 1,644 1,053

+ Housing associations 8,594 19,641 14,911 12,823 13,780 13,640 15,031 16,456 19,211 23,161 34,503 42,302 42,355 33,975 29,603 26,634

+ Private sector 169,154 153,059 102,175 172,827 187,733 204,173 228,964 176,701 142,765 142,232 126,388 148,085 165,984 141,989 153,051 170,361

= All dwellings 330,946 333,101 161,519 209,980 223,803 239,321 262,426 209,269 171,652 170,797 164,364 193,724 210,816 178,127 184,298 198,073

Table 19l Housing completions in the United Kingdom

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Local authorities 163,790 134,768 79,504 29,318 24,127 20,553 20,709 18,160 16,985 10,604 5,190 2,886 2,769 2,750 1,701 1,401

+ New towns 13,136 15,758 8,470 985 943 542 420 467 720 550 276 456 113 674 0 0

+ Government departments 2,447 2,134 616 119 346 738 322 696 226 77 287 38 0 5 0 0

= Total public sector 179,373 152,660 88,590 30,422 25,416 21,833 21,451 19,323 17,931 11,231 5,753 3,380 2,882 3,429 1,701 1,401

+ Housing associations 8,511 14,748 21,422 13,648 13,159 13,151 13,486 14,598 17,911 20,781 26,995 35,975 37,234 39,153 32,489 28,231

+ Private sector 174,342 154,528 131,974 163,395 178,017 191,212 207,387 187,504 166,798 159,133 146,885 146,414 152,853 156,992 153,635 158,352

= All dwellings 362,226 321,936 241,986 207,465 216,592 226,196 242,324 221,425 202,640 191,145 179,633 185,769 192,969 199,574 187,827 187,894

Source: Housing and Construction Statistics.
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Table 20a Right-to-buy in England

Cumulative

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 total

1980 to 

1998

Local authorities 55 64,908 170,944 117,210 83,440 76,319 73,767 84,007 128,566 139,722 92,995 51,414 41,445 41,188 44,999 33,960 31,781 39,875 39,669 1,356,264

+ New towns 0 866 1,765 1,349 971 663 556 792 1,091 1,332 365 177 166 180 45 1 0 0 0 10,319

+ Housing associations 0 547 1,988 2,100 1,904 1,451 2,791 2,046 3,323 3,700 3,369 1,871 669 666 831 592 562 – – 28,410

= Total 55 66,321 174,697 120,659 86,315 78,433 77,114 86,845 132,980 144,754 96,729 53,462 42,280 42,034 45,875 34,553 32,343 39,875 39,669 1,394,993

Table 20b Right-to-buy in Wales

Cumulative

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 total

1980 to 

1998

Local authorities 0 7,588 14,943 8,674 5,266 5,265 5,233 5,506 9,386 12,468 6,279 3,382 2,716 2,715 3,008 2,265 2,017 2,562 2,431 101,704

+ New towns 0 328 1,130 514 323 286 102 35 47 58 52 20 32 35 25 26 3 0 0 3,016

+ Housing associations 0 0 15 40 61 71 85 68 172 227 156 101 75 64 99 78 73 70 114 1,569

= Total 0 7,916 16,088 9,228 5,650 5,622 5,420 5,609 9,605 12,753 6,487 3,503 2,823 2,814 3,132 2,369 2,093 2,632 2,545 106,289
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Table 20c Right-to-buy in Scotland

Cumulative

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 total

1980 to 

1997

Local authorities 513 6,934 10,543 12,627 11,443 10,646 10,251 13,796 22,617 29,180 26,941 18,752 19,825 16,353 17,167 13,073 11,126 15,496 267,283

+ New towns 227 1,233 1,068 1,775 1,361 1,164 998 1,450 2,137 3,218 2,105 1,304 984 977 1,347 1,282 123 0 22,753

+ Housing associations 1,417 1,929 1,933 2,919 2,444 2,463 2,073 3,348 6,726 6,045 3,489 2,638 2,712 2,457 2,611 2,145 1,715 1,810 50,874

= Total 2,157 10,096 13,544 17,321 15,248 14,273 13,322 18,594 31,480 38,443 32,535 22,694 23,521 19,787 21,125 16,500 12,964 17,306 340,910

Table 20d Right-to-buy in Great Britain

Cumulative

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 total

1980 to 

1997

Local authorities 568 79,430 196,430 138,511 100,149 92,230 89,251 103,309 160,569 181,370 126,215 73,548 63,986 60,256 65,174 49,298 44,924 57,933 1,683,151

+ New towns 227 2,427 3,963 3,638 2,655 2,113 1,656 2,277 3,275 4,608 2,522 1,501 1,182 1,192 1,417 1,309 126 0 36,088

+ Housing associations 1,417 2,476 3,936 5,059 4,409 3,985 4,949 5,462 10,221 9,972 7,014 4,610 3,456 3,187 3,541 2,815 2,350 1,880 80,739

= Total 2,212 84,333 204,329 147,208 107,213 98,328 95,856 111,048 174,065 195,950 135,751 79,659 68,624 64,635 70,132 53,422 47,400 59,813 1,799,978

Source: Housing and Construction Statistics.
Notes: Figures include shared ownership sales. Scottish housing association figures include Right-to-buy and some voluntary sales by Scottish Homes. 1998 figures for Scotland were not available at the time of the copy deadline for the

Review; nor were 1997 or 1998 figures for housing association Right-to-buy sales in England. The latter ommisions also affect the total figures for England and Great Britain for those years.



Dwellings, stock condition and households

123

Table 21 Changes in the regional stock of dwellings by tenure

Stock of dwellings (000s) Percentage change in stock

April 1991 December 1997 1991 - 1997

Region Owner- Private Housing Public Owner- Private Housing Public Owner- Private Housing Public

occupied renting association sector Total occupied renting association sector Total occupied renting association sector Total

North East 624 77 40 332 1,073 699 74 47 294 1,114 3.7 3.9 77.5 - 10.2 2.2

Yorkshire & Humberside 1,317 179 47 479 2,021 1,362 252 67 437 2,118 4.3 9.5 42.6 - 3.5 3.9

North West 1,520 172 70 455 2,217 1,628 201 91 401 2,321 3.8 3.5 48.6 - 6.6 3.1

Merseyside 357 50 30 137 574 361 58 66 113 599 9.2 8.0 103.3 - 24.1 6.3

West Midlands 1,387 152 57 484 2,079 1,490 183 102 405 2,180 5.3 3.9 63.2 - 7.2 3.9

East Midlands 1,144 143 34 314 1,634 1,229 172 49 290 1,740 6.3 7.7 29.4 - 1.3 5.4

Eastern 1,480 203 54 357 2,094 1,619 225 98 297 2,239 6.8 7.4 68.5 - 7.0 6.1

Greater London 1,672 388 158 694 2,912 1,679 523 208 615 3,025 2.5 18.0 27.2 - 8.1 3.4

Rest of South East 2,281 328 102 388 3,099 2,449 355 193 279 3,277 5.1 5.8 38.2 - 7.7 4.7

South West 1,422 233 40 273 1,968 1,518 262 86 220 2,086 5.0 7.7 92.5 55.7 4.9

England 13,203 1,924 632 3,912 19,671 14,033 2,304 1,008 3,353 20,699 4.9 8.9 50.3 - 7.5 4.3

+ Wales 837 97 28 222 1,184 892 106 49 203 1,250 4.9 7.2 57.1 - 7.2 4.1

+ Scotland 1,101 153 53 838 2,145 1,365 155 116 632 2,267 20.8 - 0.7 84.9 - 20.5 4.7

= Great Britain 15,141 2,174 713 4,972 23,000 16,260 2,565 1,173 4,188 24,216 6.1 8.1 53.2 - 9.7 4.3

+ Northern Ireland1 373 23 9 167 571 412 25 15 135 586 7.0 - 4.3 55.6 - 16.2 0.7

= United Kingdom 15,514 2,197 722 5,139 23,571 16,672 2,590 1,188 4,323 24,802 6.1 8.0 53.2 - 9.9 4.2

Sources: Housing and Construction Statistics 1987 - 1997, Scottish Office Statistical Bulletin: Housing Series HSG/1999/1.
Notes: Public sector housing comprises local authority, new town and Northern Ireland Housing Executive dwellings.

1. Northern Ireland figure December 1990, rather than April 1991; this is also reflected in the UK total.
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Table 22a Households lacking amenities by tenure and territory
Numbers

Tenure England Wales Scotland Great Britain

No No Shared Shared No No Shared Shared No No Shared Shared No No Shared Shared
bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside
shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C.

Outright home-owner 25,251 36,807 3,791 3,103 4,939 7,021 232 199 2,693 1,467 209 223 32,883 45,295 4,232 3,525
Home buyer 4,916 9,085 3,662 3,701 746 1,125 192 182 423 327 219 216 6,085 10,537 4,073 4,099
Furnished private renting 3,883 4,173 74,601 75,691 455 493 3,445 3,405 718 382 2,848 2,787 5,056 5,048 80,894 81,883
Unfurnished private renting 19,438 23,038 10,593 10,486 1,792 1,972 387 389 1,566 520 197 279 22,796 25,530 11,177 11,154
Rented with work 1,563 2,228 3,173 3,232 206 237 335 331 195 155 193 189 1,964 2,620 3,701 3,752
Housing association 1,168 1,777 9,085 6,291 93 160 166 164 72 48 170 159 1,333 1,985 9,421 6,614
Local authority 4,006 10,885 23,137 10,124 255 385 682 332 496 334 647 436 4,757 11,604 24,466 10,892

Total households 60,225 87,993 128,042 112,628 8,486 11,393 5,439 5,002 6,163 3,233 4,483 4,289 74,874 102,619 137,964 121,919

Source: 1991 Census Housing and the Availability of Cars, Table 8.

Table 22b Households lacking amenities by tenure and territory
Percentages within each tenure and territory

Tenure England Wales Scotland Great Britain

No No Shared Shared No No Shared Shared No No Shared Shared No No Shared Shared
bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside bath or inside
shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C. shower W.C.

Outright home owner 0.6 0.8 0.1 0.1 1.4 2.0 0.1 0.1 0.8 0.4 0.1 0.1 0.6 0.9 0.1 0.1
Home buyer 0.1 0.1 0.0 0.0 0.2 0.3 0.0 0.0 0.1 0.0 0.0 0.0 0.1 0.1 0.0 0.0
Furnished private renting 0.6 0.6 10.8 11.0 1.4 1.5 10.3 10.2 1.5 0.8 5.8 5.7 0.7 0.7 10.5 10.6
Unfurnished private renting 2.7 3.2 1.5 1.5 5.0 5.5 1.1 1.1 3.2 1.1 0.4 0.6 2.9 3.2 1.4 1.4
Rented with work 0.4 0.6 0.9 0.9 1.1 1.3 1.8 1.8 0.5 0.4 0.5 0.5 0.5 0.6 0.9 0.9
Housing association 0.2 0.3 1.5 1.1 0.4 0.6 0.6 0.6 0.1 0.1 0.3 0.3 0.2 0.3 1.4 1.0
Local authority 0.1 0.3 0.6 0.3 0.1 0.2 0.3 0.2 0.1 0.0 0.1 0.1 0.1 0.2 0.5 0.2

Total households 0.3 0.5 0.7 0.6 0.8 1.0 0.5 0.4 0.3 0.2 0.2 0.2 0.3 0.5 0.6 0.6

Source: 1991 Census Housing and the Availability of Cars, Table 8.
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Table 23a English housing conditions: repair costs and unfitness 1996

Estimated cost of remedial repairs

Tenure Urgent Repairs and Comprehensive Average cost Number of

repairs replacements repairs of remedying unfit 

unfitness dwellings

£ £ £ £ (000s)

Owner-occupied 1,250 1,850 3,620 5,498 829

Private rented 2,370 3,250 5,030 5,972 393

Local authority 920 1,200 2,240 3,346 252

Housing association 610 770 1,310 4,506 48

Total stock 1,280 1,830 3,420 3,301 1,522

Source: English House Condition Survey 1996.
Notes: For repair costs vacant dwellings are allocated to tenures. All cost figures are mean averages at 1996 prices.

Table 23b English housing conditions: unfitness

Tenure 1986 1991 1996 Change in unfitness

1986-1991 1991-1996

(000s) % (000s) % (000s) % % %

Owner-occupied 769 6.6 715 5.5 721 5.3 - 7.0 0.8

Private rented 361 25.4 333 20.5 318 17.9 - 7.8 - 4.5

Local authority 281 6.8 265 6.9 227 6.8 - 5.7 - 14.3

Housing association 23 4.9 41 6.7 35 3.9 78.3 - 14.6

Vacant 228 28.1 145 22.7 221 27.7 - 36.4 52.4

Total stock 1,662 8.8 1,498 7.6 1,522 7.5 - 9.9 1.6

Sources: English House Condition Surveys, 1991 & 1996; supplementary data from 1996 survey from DETR.
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Table 24a Welsh housing conditions: unfitness and disrepair by
tenure 1997/98

Tenure Occupied Percentage Average Total cost

dwellings of stock repair cost of repair

unfit per dwelling for tenure

% £ £m

Owner-occupied 828,400 7.6 951 788

Private rented 80,900 18.4 1,883 152

Social housing 248,000 8.2 654 162

All occupied dwellings 1,157,300 8.5 953 1,103

Source: 1997/98 Welsh House Condition Survey. 

Table 24b Welsh housing conditions: unfitness and disrepair by age
of dwellings 1997/98

Tenure Occupied Percentage Average Total cost

dwellings of stock repair cost of repair

unfit per dwelling for tenure

% £ £m

Pre 1919 357,100 14.9 1,690 603

1919 - 1944 170,700 9.2 1,230 210

1944 - 1964 244,300 7.7 675 165

After 1964 385,200 2.7 322 124

All occupied dwellings 1,157,300 8.5 953 1,103

Source: 1997/98 Welsh House Condition Survey.

Table 24c Welsh housing conditions: unfitness rates - 1986, 1993 and
1997/98 compared

Tenure and Unfitness rates

age of dwelling Modelled Actual

1986 1993 1993 1997/98

% % % %

Private sector 18.6 12.9 13.0 8.6

Social housing 22.1 14.8 14.4 8.2

Pre-1919 32.0 21.7 21.0 14.9

Post-1919 12.5 9.3 9.7 5.6

Total stock 19.5 13.3 13.3 9.0

Sources: 1993 and 1997/98 Welsh House Condition Surveys. 
Notes: Private housing is owner-occupied and private renting; social housing is local authority and housing

association. Modelling is needed to compare results because of changes in definition between the
1986 and 1993 surveys.

Table 24d Welsh housing conditions: repair costs - 1986, 1993 and
1997/98 compared

Tenure Mean repair costs per dwelling

Comparable Full Full

1986 1993 1993 1997/98

£ £ £ £

Owner-occupied 1,378 1,045 1,098 952

Private rented 2,896 2,061 2,190 1,883

Social housing 780 919 934 654

Total 1,314 1,077 1,125 953

Sources: 1993 and 1997/98 Welsh House Condition Surveys. 
Notes: Modelling is needed to compare results because of changes in definition between the 1986 and

1993 surveys.
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Table 25 Scottish housing conditions 1996

Property character Dwellings below tolerable standard Dwellings with condensation Dwellings with dampness Total occupied stock

Number % Number % Number % Number %

(000s) Incidence (000s) Incidence (000s) Incidence (000s) Incidence

Age:

Pre-1919 15 3.3 109 24 75 17 456 21

1919-1944 3 0.8 75 24 34 11 318 15

1945-1964 2 0.3 139 24 44 8 590 28

Post-1964 1 0.1 125 16 23 3 759 36

Total 21 1.0 448 21 252 8 2,123 100

Tenure:

Owner-occupied 11 0.9 188 16 72 6 1,200 57

Private rented 7 4.1 52 33 31 20 162 8

Public rented 3 0.5 195 29 70 10 675 32

Housing association and co-op 0 0.2 13 15 4 5 87 4

Source: Scottish House Condition Survey 1996, Scottish Homes 1997.
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Table 26a Renovation grants paid to private owners under the Housing Act 1985 and earlier Acts

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

North 5,923 4,907 8,049 16,842 14,613 7,778 7,048 6,897 7,393 7,354 7,157 1,445 225 122 4 0 – –

Yorkshire & Humberside 9,478 7,667 12,249 25,275 20,763 12,420 10,120 11,801 11,662 13,046 13,872 3,354 217 41 12 1 – –

North West 12,800 12,063 17,725 32,380 35,911 22,311 20,243 19,732 17,195 14,746 13,253 4,297 900 129 113 0 – –

East Midlands 7,930 7,273 11,354 23,864 22,770 11,766 11,178 10,254 11,391 10,625 9,558 2,683 324 52 5 1 – –

West Midlands 6,873 7,122 7,919 17,893 18,889 11,409 10,389 11,755 10,330 11,190 10,720 5,091 735 50 8 0 – –

East Anglia 3,607 3,278 4,796 10,276 10,786 6,712 5,738 6,095 6,234 5,292 4,280 854 86 14 3 3 – –

Greater London 10,460 9,450 12,978 27,269 42,995 30,559 20,759 14,483 13,639 10,437 10,384 3,343 672 124 29 3 – –

Rest of South East 10,751 11,155 18,251 41,310 39,342 22,038 18,234 18,213 18,611 17,317 13,102 3,440 543 92 14 2 – –

South West 6,643 6,026 10,707 24,717 23,038 11,419 9,619 9,678 8,848 8,210 6,754 1,706 177 36 7 0 – –

England 74,465 68,941 104,028 219,826 229,107 136,412 113,328 108,908 105,303 98,217 89,080 26,213 3,879 660 195 10 – –

Wales 7,342 7,100 10,989 27,323 29,978 17,152 18,571 19,097 20,187 20,174 25,112 10,084 1,219 109 155 4 11 –

Scotland 13,420 18,036 23,957 45,498 60,661 46,286 31,453 30,668 31,512 26,693 23,557 23,478 24,898 21,194 19,696 19,028 15,800 13,544

Great Britain 95,227 94,077 138,974 292,647 319,746 199,850 163,352 158,673 157,002 145,084 137,749 59,775 29,996 21,963 20,046 19,042 15,811 13,544

Source: Housing and Construction Statistics.
Notes: No new grants were made under the 1985 Act in England and Wales after June 1990; although payments continued for grants made before that date. Figures on the residual numbers of grants paid in England and Wales ceased

to be collected at the end of June 1995 and December 1996 respectively. 8,709 grants were paid in Scotland during the first three quarters of 1998.
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Table 26b Renovation grants paid to private owners under the Local Government and Housing Act 1989

Mandatory grants Discretionary grants

1990 1991 1992 1993 1994 1995 1996 1997 1998 1990 1991 1992 1993 1994 1995 1996 1997 1998

North East – – 2,694 2,506 2,931 2,763 2,579 1,087 57 – – – – – 72 47 61 10

Yorkshire & Humberside 119 4,454 6,243 6,599 6,620 6,577 6,527 2,862 429 4 254 717 1,019 963 706 996 909 201

North West – – 8,835 8,429 9,330 8,699 9,048 5,160 532 – – – – – 610 646 865 321

East Midlands 38 2,464 4,854 4,858 5,786 5,698 4,939 3,191 291 8 273 490 522 988 837 664 548 189

West Midlands 54 2,891 5,463 5,467 5,934 5,686 6,045 3,550 896 197 430 335 322 396 394 526 544 401

Eastern – – 3,748 4,256 4,936 5,278 5,576 2,956 326 – – – – – 436 450 527 116

Greater London 53 2,012 4,072 4,763 6,013 6,848 7,155 4,585 1,117 61 311 553 712 533 609 593 654 201

South East – – 5,464 7,041 7,735 9,245 8,767 4,185 566 – – – – – 932 902 620 187

South West 109 2,772 4,156 4,866 5,830 6,211 6,164 3,098 429 19 476 512 435 430 337 401 221 92

England 637 26,276 45,529 48,785 55,115 57,005 56,760 30,674 4,643 326 3,426 5,499 5,466 5,406 4,933 5,225 4,958 1,718

Wales 54 3,851 9,779 10,490 9,332 11,278 12,102 9,634 3,144 4 453 674 700 638 496 302 101 –

Great Britain 691 30,127 55,308 59,275 64,447 68,283 68,862 40,308 7,787 330 3,879 6,173 6,166 6,044 5,429 5,527 5,059 1,718
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Table 26b (continued)

Minor Works Assistance Total all grants and assistance

1990 1991 1992 1993 1994 1995 1996 1997 1998 1990 1991 1992 1993 1994 1995 1996 1997 1998

North East – – 1,630 1,381 1,674 1,970 2,324 565 – – – 4,324 3,887 4,605 4,805 4,950 1,713 67

Yorkshire & Humberside 478 2,249 2,635 2,472 2,126 2,042 2,161 739 75 601 6,957 9,595 10,090 9,709 9,325 9,684 4,510 705

North West – – 4,002 3,560 4,554 4,431 6,840 2,064 64 – – 12,837 11,989 13,884 13,740 16,534 8,089 917

East Midlands 814 3,094 2,735 2,498 3,109 3,082 2,461 1,036 32 860 5,831 8,079 7,878 9,883 9,617 8,064 4,775 512

West Midlands 736 3,918 3,511 2,205 3,788 3,374 2,927 1,066 6 987 7,239 9,309 7,994 10,118 9,454 9,498 5,160 1,303

Eastern – – 2,370 2,457 2,857 2,771 2,970 1,007 46 – – 6,118 6,713 7,793 8,485 8,996 4,490 488

Greater London 418 1,746 2,145 2,425 2,929 3,776 4,162 1,622 82 532 4,069 6,770 7,900 9,475 11,233 11,910 6,861 1,400

South East – – 5,456 4,679 4,661 5,325 5,163 1,650 29 – – 10,920 11,720 12,396 15,502 14,832 6,455 782

South West 716 3,678 3,669 4,169 4,824 4,368 4,237 975 17 844 6,926 8,337 9,470 11,084 10,916 10,802 4,294 538

England 6,743 29,325 28,153 25,846 30,522 31,139 33,245 10,724 351 7,706 59,027 79,181 80,097 91,043 93,077 95,230 46,356 6,712

Wales 1,375 6,751 4,957 4,768 4,578 5,537 4,932 2,363 16 1,433 11,055 15,410 15,958 14,548 17,311 17,336 12,098 3,160

Great Britain 8,118 36,076 33,110 30,614 35,100 36,676 38,177 13,087 367 9,139 70,082 94,591 96,055 105,591 110,388 112,566 58,454 9,872

Source: Housing and Construction Statistics.
Note: The 1989 Act grants system for England and Wales started in July 1990, apart from Minor Works Assistance, which started in April 1990. The 1989 Act does not apply in Scotland. Figures for the years before 1992 are only available

for standard regions, and not government office regions. 1990 and 1991 figures are therefore only shown for the government office and standard regions with the same boundaries.
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Table 27a Renovation of local authorities and new town dwellings
Number of grants/dwellings

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996

North 7,331 4,119 4,533 11,007 9,632 15,698 17,482 18,856 26,333 22,222 21,525 23,397 17,630 18,199 24,598 19,456 22,759

Yorkshire & Humberside 8,523 4,999 6,289 8,398 8,990 8,087 4,885 10,317 10,863 14,664 11,284 9,370 15,643 21,809 18,111 21,652 21,477

North West 16,436 8,480 12,542 13,360 10,487 13,291 15,226 13,914 13,921 17,921 31,119 23,534 32,588 35,646 29,190 28,263 22,721

East Midlands 7,522 5,626 5,533 8,477 8,918 8,791 11,320 14,143 15,704 16,072 20,461 13,992 13,250 12,958 15,987 13,945 22,970

West Midlands 8,554 6,390 5,905 6,817 5,987 8,944 16,208 20,209 24,231 27,264 40,684 19,847 21,633 34,731 29,326 50,203 60,958

East Anglia 1,517 1,249 1,337 2,036 2,626 2,947 3,947 5,032 3,429 5,120 4,922 3,322 3,708 7,038 12,464 10,246 12,407

Greater London 12,024 13,476 8,796 10,500 18,657 13,423 30,421 28,127 35,069 44,029 38,406 38,107 37,297 60,726 89,689 77,099 87,299

Rest of South East 11,303 6,666 9,344 19,922 16,380 19,191 22,059 25,625 28,349 32,888 29,330 27,767 21,397 32,213 50,435 46,053 48,356

South West 4,065 1,926 3,443 4,944 4,935 6,110 12,113 12,139 11,102 14,748 28,786 25,426 14,087 25,402 26,571 41,141 16,061

England 77,275 52,931 57,722 85,461 86,612 96,482 133,661 148,362 169,001 194,928 226,517 184,762 177,233 248,722 296,371 308,058 329,513

Wales – – – – 2,390 1,728 2,788 5,886 8,333 8,444 10,987 10,513 9,491 23,264 20,397 16,665 4,705

Scotland 22,295 26,065 51,214 41,583 33,774 58,993 71,397 86,912 72,373 53,277 87,448 74,464 80,155 91,532 117,497 81,634 86,815

Great Britain – – – – 122,776 157,203 207,846 241,160 249,707 256,649 324,952 269,739 266,879 363,518 434,265 406,357 421,033

Source: Housing and Construction Statistics.
Notes: Figures for Scotland are of work approved and include Scottish Homes. Figures for England and Wales ceased to be collected after 1996. 
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Table 27b Renovation of housing association dwellings
Number of grants/dwellings

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996

North 2,161 1,193 2,299 1,687 1,444 1,034 1,196 731 1,099 531 360 143 236 340 560 – –

Yorkshire & Humberside 1,304 744 1,359 1,184 1,178 1,001 1,019 851 622 523 560 523 381 492 397 – –

North West 2,543 3,218 5,101 3,573 3,384 2,553 2,799 1,857 1,876 2,355 1,381 753 658 780 606 – –

East Midlands 1,119 710 978 943 1,178 682 813 981 681 1,062 447 289 449 263 323 – –

West Midlands 2,170 1,209 1,933 2,041 1,831 1,248 1,746 1,368 1,102 936 525 365 655 481 722 – –

East Anglia 54 163 238 185 155 56 306 155 398 619 265 271 241 140 150 – –

Greater London 4,348 3,302 4,321 3,845 7,271 3,842 3,538 3,888 4,486 4,855 3,754 2,596 3,430 2,335 2,048 – –

Rest of South East 406 266 603 548 1,233 573 636 524 709 1,578 2,272 1,213 1,154 958 1,414 – –

South West 571 438 532 507 781 361 661 581 264 565 1,089 266 328 223 661 – –

England 14,676 11,243 17,364 14,513 18,455 11,350 12,714 10,936 11,237 13,024 10,653 6,419 7,532 6,012 6,881 10,596 –

Wales 252 694 1,009 993 760 945 907 948 867 812 399 305 322 300 287 163 147

Scotland 2,787 1,833 3,422 2,530 1,424 1,124 1,414 1,262 1,225 1,122 816 1,680 1,785 1,524 1,229 1,328 767

Great Britain 17,715 13,770 21,795 18,036 20,639 13,419 15,035 13,146 13,329 14,958 11,868 8,404 9,639 7,836 8,197 12,087 –

Sources: Housing and Construction Statistics and the Scottish Office.
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Table 28 Property characteristics by tenure in Great Britain
Percentages

Owner-occupiers Rented:
Total

Owned With Local Housing Private:
outright mortgage authority association unfurnished furnished

Property type

Houses:

Detached 33 26 1 1 16 6 21

Semi-detached 37 36 28 18 23 10 31

Terraced 22 29 31 31 27 27 28

All houses: 92 91 60 49 66 43 81

Flats:

Purpose-built 6 6 38 41 13 23 15

Converted 2 3 2 10 20 34 5

All flats 8 9 40 51 34 57 19

Total 100 100 100 100 100 100 100

Property age

Pre-1919 22 21 3 17 44 40 20

1919 - 1944 23 21 18 11 19 24 20

1945 - 1964 25 18 41 9 14 10 23

1965 - 1984 24 27 34 30 15 18 27

1985 or later 7 14 4 33 8 8 11

Total 100 100 100 100 100 100 100

Source: General Household Survey 1996, Office for National Statistics.
Notes: Flats includes maisonettes. Figures do not total precisely due to rounding.
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Table 29a Tenure profile of heads of household by age in Great Britain
Percentages

Item Owner-occupiers Rented

All tenures

Owned With Local Housing Private: With job

outright mortgage authority association unfurnished furnished or business

Ages at 1980

Under 25 0 4 4 7 4 40 7 4

25 - 29 1 13 7 11 5 24 11 8

30 - 44 8 48 22 15 13 20 32 26

45 - 64 40 33 36 20 27 10 43 34

65 - 74 32 2 21 25 26 4 6 17

75 or over 20 0 12 23 25 2 1 10

All ages 100 100 100 100 100 100 100 100

Ages at 1990

Under 25 0 3 6 8 9 37 6 4

25 - 29 0 13 9 10 9 24 16 9

30 - 44 5 46 20 20 22 23 36 28

45 - 59 22 30 17 14 10 8 28 23

60 - 69 33 6 20 15 16 4 12 16

70 - 79 26 1 19 22 20 2 2 13

80 or over 13 0 9 12 13 1 1 6

All ages 100 100 100 100 100 100 100 100

Ages at 1996

Under 25 0 2 4 5 11 29 – 4

25 - 29 1 11 8 11 17 29 – 8

30 - 44 5 46 24 27 31 29 – 29

45 - 59 21 34 19 17 16 7 – 25

60 - 69 30 6 17 12 8 1 – 16

70 - 79 44 2 19 14 10 3 – 13

80 or over 13 0 10 13 8 1 – 6

All ages 100 100 100 100 100 100 – 100

Sources: General Household Surveys 1980, 1990 & 1996, Office for National Statistics.
Note: For 1996 figures for private lettings with a job or business are included within the figures for private unfurnished and firnished lettings.
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Table 29b Tenure profile of heads of household by sex and marital status in Great Britain
Percentages

Item Owner-occupiers Rented
All tenures

Owned With Local Housing Private: With job
outright mortgage authority association unfurnished furnished or business

Sex & Marital Status at 1980
Men: Married 20 40 31 1 4 1 3 100

Single 17 22 25 1 11 22 3 100
Widowed 35 5 45 2 9 1 2 100
Divorced/separated 9 34 36 1 9 8 3 100
All men 20 37 31 1 5 2 3 100

Women: Married 13 41 32 2 2 10 2 100
Single 30 9 30 3 12 13 3 100
Widowed 36 3 46 3 11 0 0 100
Divorced/separated 13 16 58 3 6 3 1 100
All women 30 8 44 3 10 4 1 100

Total 23 30 34 1 6 3 3 100

Sex & Marital Status at 1990
Men: Married 24 54 16 1 2 1 2 100

Single 14 39 20 3 8 14 2 100
Widowed 42 9 39 3 5 0 1 100
Divorced/separated 12 40 29 4 7 6 3 100
All men 23 49 18 2 3 2 2 100

Women: Married 35 30 22 9 0 0 4 100
Single 19 22 35 7 7 8 2 100
Widowed 44 6 39 4 6 1 0 100
Divorced/separated 12 30 44 4 6 2 1 100
All women 30 16 39 5 6 3 1 100

Total 25 41 24 3 4 2 2 100

Sex & Marital Status at 1996
Men: Married 27 54 12 2 4 1 – 100

Cohabiting 6 57 15 7 11 4 – 100
Single 15 33 19 5 13 15 – 100
Widowed 56 7 27 5 4 1 – 100
Divorced/separated 13 37 29 7 9 4 – 100
All men 25 49 15 3 6 2 – 100

Women: Married – – – – – – – 100
Cohabiting – – – – – – – 100
Single 13 24 30 10 13 10 – 100
Widowed 49 7 32 7 6 0 – 100
Divorced/separated 12 31 37 9 9 2 – 100
All women 29 19 32 8 9 3 – 100

Total 26 41 19 5 7 3 – 100

Sources: General Household Surveys 1980, 1990 & 1996, Office for National Statistics.
Notes: The 1996 figures distinguish between married and cohabiting; for earlier years married includes cohabiting. The samples are too small to provide figures for married and cohabiting female heads

of household by tenure. The 1996 figures include private lettings with a job or business within furnished and unfurnished lettings.
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Table 29c Tenure profile of heads of household by socio-economic group and economic activity status in Great Britain
Percentages

Item Owner-occupiers Rented
All tenures

Owned With Local Housing Private: With job
outright mortgage authority association unfurnished furnished or business

Socio-economic group at 1980
Professional 3 8 0 4 0 9 8 4
Employers/managers 10 24 3 3 4 9 25 12
Intermediate non-manual 4 11 2 4 5 17 8 6
Junior non-manual 5 10 6 7 6 18 13 8
Skilled manual 15 34 27 19 17 21 23 25
Semi-skilled manual 6 8 14 8 9 10 21 10
Unskilled manual 2 1 5 3 3 5 0 3

Economically inactive 56 4 42 52 55 11 1 33

Total 100 100 100 100 100 100 100 100

Socio-economic group at 1990
Professional 2 10 0 0 2 8 8 5
Employers/managers 9 24 2 4 7 11 26 14
Intermediate non-manual 4 14 2 5 6 14 10 8
Junior non-manual 3 7 4 4 6 10 6 5
Skilled manual 12 30 15 12 20 17 20 21
Semi-skilled manual 3 7 11 10 9 9 26 8
Unskilled manual 1 1 4 1 3 4 0 2

Economically inactive 66 7 61 63 48 26 5 38

Total 100 100 100 100 100 100 100 100

Socio-economic group at 1996
Professional 1 8 0 0 5 7 – 4
Employers/managers 6 26 2 5 13 12 – 14
Intermediate non-manual 3 12 2 4 9 14 – 7
Junior non-manual 3 8 5 4 6 8 – 6
Skilled manual 11 26 13 10 16 8 – 18
Semi-skilled manual 4 9 11 11 13 13 – 8
Unskilled manual 1 2 4 4 3 4 – 2

Economically inactive 70 10 63 62 35 34 – 41

Total 100 100 100 100 100 100 – 100

Sources: General Household Surveys 1980, 1990 & 1996, Office for National Statistics.
Notes: Excludes members of the armed forces, economically active full-time students and those who were unemployed and had never worked. Skilled manual includes own account non-professionals.

Semi-skilled manual includes personal service. 1996 figures include private lettings with a job or business within unfurnished and furnished lettings.
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Table 30a Race by tenure in Great Britain (1994 - 1996 average)
Percentages

White Indian Pakistani/ Black Other All ethnic Total

Bangladeshi minorities

Tenure

Outright owner 26 22 13 9 10 13 25

Owner with mortgage 42 61 42 33 39 43 42

Rented:

With job or business 2 2 0 2 2 2 2

Local authority or

housing association 23 8 30 47 28 30 23

Private unfurnished 5 3 8 5 7 5 5

Private furnished 3 4 7 5 14 7 3

Total 100 100 100 100 100 100 100

Source: General Household Survey 1996, Office for National Statistics.

Table 30b Race by dwelling type in Great Britain (1994 - 1996 average)
Percentages

White Indian Pakistani/ Black Other All ethnic Total

Bangladeshi minorities

House:

Detached 22 16 8 3 12 9 21

Semi-detached 32 37 21 15 19 23 32

Terraced 28 35 49 33 27 34 28

Flats:

Purpose-built 14 8 19 34 27 23 15

Converted 4 4 6 15 14 10 4

Other 0 0 1 0 1 1 0

Total 100 100 100 100 100 100 100

Sources: General Household Surveys 1994-96, unpublished data from Office of National Statistics.
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Table 30c Race by occupation standards in Great Britain (1994 - 1996 average)
Percentages

White Indian Pakistani/ Black Other All ethnic Total

Bangladeshi minorities

Bedroom Standard
2 or more below standard 0 2 6 1 1 2 0
1 below standard 2 7 18 7 5 8 2
Equals standard 28 35 43 47 46 43 29
1 above standard 38 35 20 30 28 29 38
2 or more above standard 32 22 13 15 20 18 31

Source: General Household Surveys 1994-96, unpublished data from Office of National Statistics.

Table 31 Tenure, cars, consumer durables and second dwellings in Great Britain
Percentage of households with specified durables in 1997/98

Item Rented Owner-occupiers All
households

Local Housing Other Rented Rent free In process Outright
authority association unfurnished furnished of purchasing owner

No car 67 58 44 53 28 9 28 30
One car 26 34 39 35 53 49 52 44
Two or more cars 6 9 17 11 19 42 20 26

Central heating 86 93 70 81 83 92 89 89
Telephone 84 86 88 78 92 99 98 94
Washing machine 82 76 78 68 85 98 93 91
Tumble dryer 38 35 39 20 48 64 49 51
Microwave 67 70 68 58 67 87 72 77
Dishwasher 2 5 9 9 17 34 23 22
Video recorder 72 74 77 65 77 96 79 84
CD player 46 51 65 67 55 82 46 63

Second dwelling 1 3 5 5 15 5 5 4

Source: Family Spending 1997/98, Office for National Statistics
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Table 32 Employment status of household heads by tenure
Percentages

Year Tenure

In employment: Unemployed Retired Other economic Total

Full-time Part-time All inactive

1981 Outright owners 37 4 42 3 44 11 100

Home buyers 92 1 93 3 2 2 100

Council renting 43 4 47 9 28 15 100

Housing association 42 4 46 6 34 14 100

Private, unfurnished 51 4 56 4 30 10 100

Private, furnished 65 1 66 9 5 20 100

All tenures 58 3 62 5 24 10 100

1991 Outright owners 26 6 32 3 58 7 100

Home-buyers 86 3 89 4 4 4 100

Council renting 25 5 30 11 40 19 100

Housing association 29 5 34 9 42 15 100

Private, unfurnished 54 5 59 6 28 8 100

Private, furnished 56 5 61 12 4 23 100

All tenures 54 4 59 6 27 9 100

1997/98 Outright owners 24 5 29 1 65 6 100

Home-buyers 85 4 89 2 5 4 100

Council renting 23 7 30 7 38 24 100

Housing association 24 7 31 8 37 24 100

Private, unfurnished 53 8 61 6 20 13 100

Private, furnished 55 9 64 8 4 24 100

All tenures 53 5 58 3 28 10 100

Sources: Housing trailers to the 1981 & 1991 Labour Force Surveys, Survey of English Housing 1997/98.
Notes: Unemployed includes households that believe no work is available. Equivalent figures for 1981, 1984, 1988, and 1993/4 to 1996/97 can be found in earlier editions of the Review.
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Table 33 Employment status of recently moving household heads by tenure in 1984, 1991 and 1997/98
Percentages

Year Tenure

In employment: Unemployed Retired Other economic Total

Full-time Part-time All employed inactive

1984 Outright owner 31 5 36 9 31 19 100

Buying with mortgage 94 1 95 3 – 2 100

Council 29 5 33 24 17 26 100

Housing association 40 12 52 16 12 10 100

Private, unfurnished 74 4 77 11 3 11 100

Private, furnished 52 4 56 16 1 28 100

All tenures 64 3 67 11 7 14 100

1991 Outright owner 37 5 42 6 42 8 100

Buying with mortgage 93 2 94 3 1 2 100

Council 28 3 31 22 20 27 100

Housing association 30 6 35 13 28 24 100

Private, unfurnished 75 4 79 9 2 9 100

Private, furnished 55 4 59 11 1 28 100

All tenures 64 3 67 10 8 15 100

1997/98 Outright owner 25 8 33 2 58 7 100

Buying with mortgage 93 2 95 1 2 2 100

Council 29 8 37 14 14 36 100

Housing association 30 7 37 17 15 32 100

Private, unfurnished 63 9 72 9 3 16 100

Private, furnished 56 8 65 8 2 25 100

All tenures 60 6 68 7 9 21 100

Sources: Housing trailers to the 1984 and 1991 Labour Force Surveys, Survey of English Housing 1997/98.
Note: Other economic inactive includes people who were permanently sick or disabled, in full-time education or looking after the family at home.
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Table 34 Incomes of household heads by tenure in Great Britain
£ per week

Tenure 1972 1976 1980 1984 1988 1992 1996

Owners:
Outright owner 25 59 81 107 157 194 225
With mortgage 39 96 142 195 267 320 380

Tenants:
Local authority 22 58 68 76 93 110 131
Housing association – 54 66 88 94 120 145
Private, unfurnished 19 48 60 77 110 149 223
Private, furnished 21 57 87 89 161 170 222

Source: General Household Surveys 1972 to 1996.
Notes: Income figures are mean averages for usual gross income of household heads. Local authority tenants includes tenants of new towns.

Table 35 Tenure and sources of income in 1997/98

Sources of Tenant households Home-owner households
income Local Housing Other Rented Rent In process Outright All owners

authority association unfurnished furnished free of purchasing owner

£ £ £ £ £ £ £ £
Household weekly income:

Gross 187 207 301 353 353 605 362 515
Disposable 170 185 257 287 289 476 308 414

Percentage from: % % % % % % % %
Wages & salaries 44 48 62 77 70 82 33 69
Self-employment 3 3 17 6 4 8 8 8
Investments 1 1 1 1 5 2 14 5
Pensions & annuities 4 7 1 1 4 2 22 8
Social security 47 39 16 6 14 4 22 9
Other sources 1 2 2 9 3 1 1 1

Total 100 100 100 100 100 100 100 100

Source: Family Spending 1997/98, Office for National Statistics
Note: Pensions and annuities excludes social security benefits. Social security benefits exclude housing benefit and council tax benefit.
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Table 36 Tenure and gross weekly household income in Great Britain in 1997/98
Percentages of households in each gross income decile group

Income Lower Tenant households Home-owner households All

decile income households

group boundary Local Housing Other Rented Rent In process Outright

authority association furnished free of purchasing owner

£ % % % % % % % %

Lowest 43.5 10.3 13.9 6.7 1.7 4.8 19.0 100.0

Second 88 41.8 9.2 7.2 2.0 1.9 11.4 26.5 100.0

Third 132 35.1 8.0 6.1 3.1 1.2 12.3 34.2 100.0

Fourth 182 23.2 5.8 6.9 3.7 2.5 21.4 36.5 100.0

Fifth 254 15.3 4.5 5.3 4.1 1.7 35.6 33.5 100.0

Sixth 330 11.9 1.4 4.5 2.3 2.7 50.2 27.0 100.0

Seventh 414 8.0 2.7 5.5 1.7 0.6 61.0 20.6 100.0

Eighth 508 4.7 1.1 4.2 1.7 0.9 70.8 16.5 100.0

Ninth 634 1.4 0.8 3.4 2.0 0.8 74.6 17.0 100.0

Highest 847 0.6 0.8 1.6 2.5 0.9 78.2 15.4 100.0

All 18.6 4.4 5.9 3.0 1.5 42.0 24.6 100.0

Source: Family Expenditure Survey 1997/98, Office for National Statistics.
Note: The table with this data is regretfully not included in the published report of the 1997/98 Family Expenditure Survey.



Compendium of tables

Private housing

Section 3



Compendium of tables

144

Table 37a Numbers of property transactions in England and Wales
Thousands

Year 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Transactions 1,267 1,351 1,542 1,669 1,760 1,743 1,801 1,937 2,148 1,580 1,398 1,306 1,136 1,196 1,274 1,135 1,243 1,439 1,347

Sources: Economic Trends, Inland Revenue Statistics, Inland Revenue.

Table 38 Numbers of mortgage advances per year in Great Britain
Thousands

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Building societies 675 736 861 950 1,086 1,073 1,231 1,048 1,232 867 780 661 531 561 602 513 589 396 230

+ Banks 179 115 176 246 286 357 300 333 316 327 397 359 346 431 674 676

+ Insurance companies 18 15 16 18 18 19 31 40 41 27 26

+ Local authorities 16 73 111 47 36 23 12 10 11 11 8

+ Other specialist lenders 83 38 34 52 50 65 116 127

= Total 709 824 988 1,194 1,255 1,291 1,520 1,384 1,641 1,205 1,147 1,060 896 992 1,013 909 1,085 1,186 1,033

Sources: Housing and Construction Statistics (annual volumes) for 1980 - 1990; Bank of England 1991 onwards.
Notes: The 1980 figures are for England and Wales only and exclude council house sales. Thereafter, figures are for Great Britain, and include council house sales. Abbey National Plc figures included with the banks figures from July 1989.

The Bank of England data from 1991 onwards also reflects the continuing trend for building societies to convert to banks. The figures for banks and other specialist lenders are understood to include remortgage advances as well
as loans for house purchase.

Table 37b Residential property transactions in England and Wales

Year 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

All property transactions (000s) 1,801 1,937 2,148 1,580 1,398 1,306 1,136 1,196 1,274 1,135 1,243 1,439

Residential property transactions (000s) 1,600 1,744 1,990 1,467 1,283 1,225 1,032 1,114 1,168 1,047 1,122 1,296

Residential properties as a percentage

of all property transactions (%) 88.8 90.0 92.6 92.8 91.8 93.8 90.8 93.1 91.7 92.2 90.3 90.1

Residential transactions as a percentage

of stock of owner-occupied dwellings (%) 12.6 13.4 14.8 10.6 9.2 8.6 7.2 7.7 8.0 7.1 7.6 8.7

Sources: Inland Revenue Statistics, Economic Trends, Housing and Construction Statistics.
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Table 39 Building Society advances

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Advances (£ million)

New dwellings 510 946 1,406 2,900 3,514 3,482 4,678 4,218 3,775 3,770 3,351 3,234 4,127 4,207 4,227 2,759 1,915

+ Other dwellings 1,492 4,003 8,184 20,375 28,166 26,933 37,610 29,073 29,260 28,752 24,119 23,534 26,166 22,867 28,865 19,200 13,214

= All dwellings 2,002 4,949 9,590 23,275 31,680 30,415 42,288 33,291 33,035 32,522 27,470 26,775 30,293 27,075 31,092 21,959 15,129

+ Other advances 19 16 24 3,216 5,257 4,810 6,935 10,732 10,296 9,502 6,015 4,799 7,706 10,200 12,725 8,647 8,895

= Total advances 2,021 4,965 9,614 26,491 36,937 35,349 49,605 45,132 44,593 43,603 35,090 33,400 37,999 37,275 43,817 30,606 24,024

Number of dwellings (000s)

New dwellings 133 121 94 119 122 106 118 88 78 71 64 59 76 68 72 42 26

+ Other dwellings 407 529 584 955 1,110 943 1,115 778 703 626 526 506 543 453 530 350 205

= All dwellings 540 651 675 1,073 1,231 1,048 1,232 867 780 697 589 566 618 524 599 392 231

Average advance

New dwellings – 7,943 15,238 24,922 29,024 33,000 40,416 48,099 50,815 52,109 51,333 52,382 54,877 57,172 59,917 65,834 65,669

Other dwellings – 7,511 13,483 22,501 26,186 29,318 35,443 40,229 44,559 45,931 45,014 46,384 48,877 49,112 51,870 53,837 57,969

All dwellings (A) – 7,588 13,718 22,770 26,473 29,689 35,919 41,066 45,210 46,596 45,718 47,021 49,624 50,150 52,817 55,000 58,824

Average house price (B) – 12,119 24,307 33,187 38,121 44,220 54,280 62,135 66,695 66,745 63,424 66,157 68,892 68,551 71,653 76,103 86,542

Average advance as a %

of average house price (A/B) – 62.6 56.4 68.6 69.4 67.1 66.2 66.1 67.8 69.8 72.1 71.1 72.0 73.2 73.7 72.3 68.0

Source: Housing and Construction Statistics.
Notes: Figures for amounts and numbers of advances exclude Abbey National from July 1989, Cheltenham & Gloucester from August 1995, National and Provincial from August 1996, Alliance & Leicester from April 1997, Halifax from 

June 1997, Bristol & West and Woolwich from July 1997 and Northern Rock from October 1997. Average advances and house price figures exclude mortgages where the price was not representative of the value of the property,
i.e., sales to sitting tenants. 
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Table 40a Advances to first-time buyers

Year 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Number of loans (000s) 330 305 318 570 619 505 582 453 413 330 301 305 532 419 435 512 527

Average dwelling price (A) (£) 4,330 9,549 17,533 23,742 27,444 30,097 35,807 39,748 45,234 47,094 46,401 47,597 48,231 46,489 48,693 54,051 61,344

Average advance (B) (£) 3,464 7,292 12,946 20,260 23,640 25,485 30,374 32,950 37,332 38,963 38,642 38,801 40,108 41,389 43,867 47,582 50,921

Average annual income (C) (£) 1,766 3,753 7,749 10,466 11,669 12,444 14,103 15,238 17,016 17,607 17,896 17,981 18,444 18,697 19,723 21,316 22,746

Average advance as %
of dwelling price (B/A) 80.0 76.4 73.8 85.3 86.1 84.7 84.8 82.9 82.5 82.7 83.3 81.5 83.2 89.0 90.1 88.0 83.0

Ratio average advance/
average income (B/C) 1.96 1.94 1.67 1.94 2.03 2.05 2.15 2.16 2.19 2.21 2.16 2.16 2.17 2.21 2.22 2.23 2.24

Interest rates (%) 8.6 11.1 14.9 13.2 11.8 11.5 11.0 13.6 15.0 12.7 10.7 8.1 7.7 7.8 6.7 7.1 7.8

Average monthly
repayment (D) (£) 20.83 53.16 122.60 174.84 191.01 205.92 244.00 314.80 398.18 364.84 317.95 267.05 274.62 295.07 286.71 322.54 375.47

Average repayment as %
of average income (D/C) 14.2 17.0 19.0 20.0 19.6 19.9 20.8 24.8 28.1 24.9 21.3 17.8 17.9 18.9 17.4 18.2 19.8

Sources: Housing Finance, Compendium of Housing Finance Statistics, Council of Mortgage Lenders.
Notes: All figures relate to the UK. Average income data subject to variation in recording by different societies. From 1989 Q3 to 1993 Abbey National are excluded from data on the number of building society loans, but retained for

other columns. From 1994 data is from the wider Survey of Mortgage Lenders. Average mortgage payments are calculated on the basis of a conventional 25 year mortgage, on the basis of the average building society mortgage
rate for the year, adjusted to net repayments allowing for changes in tax and MITR rates, and the impact of the £30,000 limit on relief against the average advance.

Table 40b Annual changes in house prices, mortgage advances and incomes for first-time buyers
Percentages

Year 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Average dwelling price 5.7 5.7 17.5 7.1 15.6 9.7 19.0 11.0 13.8 4.1 (1.5) 2.6 1.3 (3.6) 4.7 11.0 13.5

Average advance 6.9 11.0 14.7 7.8 16.7 7.8 19.2 8.5 13.3 4.4 (0.8) 0.4 3.4 (3.6) 6.0 8.5 7.0

Average income 9.2 14.2 23.3 7.3 11.5 6.6 13.3 8.0 11.7 3.5 1.6 0.5 2.6 1.4 5.5 8.1 6.7

Source and Notes: As Table 40a.
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Table 40c Advances to former owner-occupiers

Year 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Number of loans (000s) 210 345 358 505 612 542 648 414 367 367 287 259 427 377 513 615 565

Average dwelling price (A) (£) 5,838 13,813 28,959 39,390 45,200 49,987 61,540 71,353 76,170 76,253 76,098 77,284 84,861 87,196 91,193 96,454 101,250

Average advance (B) (£) 3,854 7,409 13,359 23,300 27,146 29,487 36,013 41,029 45,180 47,669 48,494 50,124 55,096 55,977 58,507 62,014 64,918

Average annual income (C) (£) 2,168 4,299 8,688 12,702 14,165 15,044 17,108 19,341 22,479 23,191 23,917 24,492 26,957 28,088 29,468 30,460 31,693

Average advance as %
of dwelling price (B/A) 66.0 53.6 46.1 59.2 60.1 59.0 58.5 57.5 59.3 62.5 63.7 64.9 64.9 64.2 64.2 64.3 64.1

Ratio average advance/
average income (B/C) 1.78 1.72 1.54 1.83 1.92 1.96 2.11 2.12 2.00 2.06 2.03 2.05 2.04 1.99 1.99 2.04 2.05

Interest rates (%) 8.6 11.1 14.9 13.2 11.8 11.5 11.0 13.6 15.0 12.7 10.7 8.1 7.7 7.8 6.7 7.1 7.8

Average monthly
repayment (D) (£) 24.78 54.01 126.51 201.08 219.34 236.19 339.43 434.07 460.72 431.31 376.72 356.28 388.98 407.10 388.61 426.14 482.97

Average repayment as %
of average income (D/C) 13.7 15.1 17.5 19.0 18.6 18.8 23.8 26.9 24.6 22.3 18.9 17.5 17.3 17.4 15.8 16.8 18.3

Sources and Notes: As Table 40a.

Table 40d Annual changes in house prices, mortgage advances and incomes for former owner-occupiers
Percentages

Year 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Average dwelling price 13.4 9.8 20.3 7.3 14.7 10.6 23.1 15.9 6.8 0.1 - 0.2 1.6 9.8 2.8 4.6 5.8 5.0

Average advance 11.4 14.8 12.9 8.5 16.5 8.6 22.1 13.9 10.1 5.5 1.7 3.4 9.9 1.6 4.5 6.0 4.7

Average income 9.1 16.2 22.3 8.5 11.5 6.2 13.7 13.1 16.2 3.2 3.1 2.4 10.1 4.2 4.9 3.4 4.0

Sources and Notes: As Table 40a.
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Table 41 Housing wealth, borrowing and equity

USA France Germany United Kingdom

1989 1984 1988 1980 1985 1990 1995 1998

Billions (of the national currency)

Gross Domestic Product 5,132 4,362 2,111 230 354 555 713 838

Value of owner-occupied stock 6,500 4,189 2,850 281 502 1,049 1,001 1,264

House purchase debt 1,900 701 427 53 127 295 388 452

‘Free equity’ 4,600 3,488 2,420 228 374 754 613 812

Percentages

Value of stock as % of GDP 127 96 135 122 142 189 140 151

Debt as a % of GDP 37 16 20 23 36 53 54 54

Free equity as a % of GDP 90 80 115 99 106 136 86 97

Sources: Figures for USA, France and Germany from House Prices, Land Prices, The Housing Market and House Purchase Debt in Britain and Other Countries, A. Holmans, Department of the
Environment.

Note: UK figures updated and revised. They differ from the figures in Table 6, as they have been adjusted to exclude values for housing association and non-corporate private landlords included
within the personal sector.
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Table 42 Regional land prices per hectare (for private sector housing)
£ thousands

Region 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

North 76.3 79.6 71.9 80.2 121.6 123.0 105.2 120.7 277.8 216.5 322.2 237.1

North East 224.1 320.8 248.1 250.5 223.7 291.6 230.5 325.8

North West 84.9 75.3 97.5 81.6 100.8 124.7 146.1 197.3 393.7 309.2 326.3 311.5

North West 357.7 325.6 313.1 273.3 259.3 302.7 333.6 311.6

Merseyside 83.3 341.6 261.6 240.6 300.0 273.8 349.1 281.7

Yorkshire & Humberside 61.4 78.1 85.5 96.2 115.4 107.3 122.3 174.8 252.8 311.4 325.0 301.8 251.6 282.7 349.5 359.6 291.3

West Midlands 124.1 91.5 130.9 130.9 125.1 150.4 220.4 393.6 458.8 495.7 370.0 397.3 425.0 355.3 435.3 376.6 442.7

East Midlands 63.7 72.4 75.5 101.1 94.2 115.7 178.4 313.7 396.0 376.6 330.4 308.4 314.8 298.9 319.4 296.7 321.9

East Anglia 71.0 75.8 83.1 94.7 149.1 153.7 273.5 452.5 547.1 405.4 235.6 261.0

Eastern 642.2 348.8 354.1 462.1 414.1 437.5 493.6 424.3

Greater London 390.1 486.0 754.6 600.5 888.2 1,532.5 2,133.4 2,169.0 3,091.1 2,209.2 1,606.9 1,458.7 1,360.2 1,699.9 1,530.0 1,363.9 1,072.6

South East 168.1 180.5 218.4 286.6 378.9 407.0 605.9 820.9 762.9 583.0 603.7 556.0

South East 526.3 588.7 527.9 579.3 538.5 594.0 623.8 647.3

South West 78.9 94.5 138.3 121.7 197.1 194.7 309.1 496.0 493.7 323.3 409.1 194.7 338.2 417.9 396.2 452.7 477.4

England 112.0 119.4 155.1 150.7 199.7 240.9 346.9 460.9 453.3 397.7 398.5 339.2 380.4 393.2 411.6 421.7 424.5

Wales 31.6 48.8 49.2 74.5 89.0 76.7 83.8 97.8 191.5 222.6 155.2 177.6 167.5 241.8 190.7 274.9 292.7

Sources: Housing and Construction Statistics, Department of the Environment, Transport and the Regions.
Notes: 1995, 1996 and 1997 figures are provisional. For years to 1992 data is shown for ‘standard’ regions; for years from 1990 data is shown for government office regions (indicated by inset name in italics).

Data for all years from 1981 to 1996 is set out in a single row for regions unaffected by this change in regional definitions.
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Table 43a Average regional house prices
£

Region 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

North 17,710 18,602 18,071 20,034 22,604 22,786 24,333 27,275 30,193 37,374 43,655 46,005 48,347 49,337 50,180 47,071 52,194 53,229 57,818

Yorkshire & Humberside 17,689 19,202 18,180 20,870 22,356 23,338 25,607 27,747 32,685 41,817 47,231 52,343 52,278 54,346 54,339 54,358 57,334 59,890 62,389

North West 20,092 20,554 20,744 22,827 24,410 25,126 27,503 29,527 34,074 42,126 50,005 53,178 56,377 54,890 57,177 56,544 58,231 63,558 65,665

East Midlands 18,928 19,465 19,487 22,034 24,377 25,539 28,483 31,808 40,521 49,421 52,620 55,740 54,599 53,370 55,092 55,058 59,742 61,798 66,313

West Midlands 21,663 21,755 20,992 23,133 24,989 25,855 28,437 32,657 41,700 49,815 54,694 58,659 57,827 58,315 59,118 62,140 64,574 67,623 71,991

East Anglia 22,808 23,060 23,358 25,814 28,296 31,661 36,061 42,681 57,295 64,610 61,427 61,141 56,770 58,039 59,523 60,911 62,928 69,694 75,312

Greater London 30,968 30,757 30,712 34,632 39,346 44,301 54,863 66,024 77,697 82,383 83,821 85,742 78,254 78,399 87,505 89,562 94,523 105,644 115,245

Rest of South East 29,832 29,975 29,676 33,753 37,334 40,487 48,544 57,387 72,561 81,635 80,525 79,042 74,347 74,605 80,581 80,966 86,313 92,651 104,309

South West 25,293 25,365 25,514 27,996 30,612 32,948 38,536 44,728 58,457 67,004 65,378 65,346 61,460 60,791 64,823 65,096 68,405 72,811 80,388

Wales 19,363 20,155 19,662 22,533 23,665 25,005 27,354 29,704 34,244 42,981 46,464 48,989 49,685 52,072 53,068 52,994 55,331 58,731 61,219

Scotland 21,754 23,014 22,522 23,822 25,865 26,941 28,242 29,591 31,479 35,394 41,744 48,772 49,224 49,553 50,552 53,115 57,431 57,697 62,389

Northern Ireland 23,656 19,890 20,177 20,878 21,455 23,012 25,743 27,773 29,875 30,280 31,849 35,352 37,775 38,878 38,810 42,810 47,849 53,332 59,597

United Kingdom 23,596 24,188 23,644 26,469 29,106 31,103 36,276 40,391 49,355 54,846 59,785 62,455 60,821 61,223 64,762 65,650 70,536 75,959 81,994

Sources: Housing Finance, Council of Mortgage Lenders, derived from the DoE/BSA 5% sample survey, and from 1994 the wider Survey of Mortgage Lenders.
Notes: The average prices are not adjusted for changes in the mix of properties mortgaged to building societies. There is a discontinuity in the series between 1993 and 1994, due to the switch to the wider Survey of Mortgage Lenders.

The impact of this break in the series varies from region to region, but the aggregate effect for the UK is to increase reported prices by some 2%.
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Table 43b Average regional house prices
Mix adjusted index (1993 = 100)

Region 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

North 35.9 38.4 40.0 44.5 47.0 48.4 52.4 57.1 63.9 82.3 93.4 93.9 97.9 100.0 103.7 98.3 101.7 108.7 113.3

Yorkshire & Humberside 32.0 35.9 36.1 40.6 43.2 45.7 49.9 54.1 63.7 89.0 96.8 100.8 99.0 100.0 97.9 98.0 101.1 106.4 110.0

North West 36.0 38.2 39.2 43.2 45.7 47.9 52.6 56.0 65.5 88.0 101.3 102.7 104.1 100.0 102.3 101.4 102.8 110.1 114.7

East Midlands 35.8 38.6 39.8 44.2 48.3 52.0 57.0 64.5 82.7 107.6 107.8 105.1 102.9 100.0 101.8 102.0 107.5 112.2 122.4

West Midlands 36.4 38.0 38.7 41.9 44.8 47.0 51.4 58.6 78.3 102.6 104.4 104.4 101.5 100.0 100.2 102.8 105.8 112.1 120.7

East Anglia 39.6 41.7 43.2 47.1 51.8 58.2 67.7 80.6 109.6 128.2 114.3 111.1 105.1 100.0 102.6 105.3 105.8 115.7 130.7

Greater London 37.9 39.1 39.7 44.8 52.0 59.2 72.1 89.9 110.7 120.1 117.9 113.2 101.7 100.0 120.8 108.4 111.4 128.1 125.1

Rest of South East 39.9 41.7 42.4 48.0 54.4 60.0 70.4 86.3 112.0 129.4 118.5 112.2 104.3 100.0 105.9 106.9 111.7 124.2 142.6

South West 41.0 42.4 43.9 48.4 52.1 57.5 66.1 77.6 104.0 125.9 114.0 110.4 104.2 100.0 103.4 104.3 108.7 117.7 130.7

Wales 35.8 38.8 41.0 45.1 46.9 50.5 53.7 59.5 71.6 97.4 101.5 100.1 99.0 100.0 101.9 100.0 104.3 110.4 115.7

Scotland 36.2 39.6 42.2 47.4 50.3 53.1 56.0 60.1 64.8 76.5 85.3 92.4 96.4 100.0 98.5 99.7 102.6 111.5 114.8

Northern Ireland 55.8 54.2 56.4 60.8 63.0 67.5 71.9 76.6 79.3 83.3 88.1 94.4 96.1 100.0 104.0 116.2 126.2 140.2 155.0

United Kingdom 37.7 39.8 40.8 45.7 49.8 54.3 61.9 72.1 90.5 109.5 108.1 106.6 102.6 100.0 103.1 103.7 107.5 117.6 130.5

Sources: Compendium of Housing Finance Statistics, Council of Mortgage Lenders, derived from the DoE/BSA 5% sample survey.
Notes: The indexes are adjusted for changes in the mix of properties mortgaged to building societies (to 1993) and mortgage lenders (subsequent years). This discontinuity has little impact on the mix adjusted house price for the UK, but

there is some variable impact on the regional indexes. For the years from 1990 onwards the mix is based on properties mortgaged during the 1992 to 1994 period.
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Table 44 Average regional house prices by size of dwelling in 1998
£

Region 2 rooms 3 rooms 4 rooms 5 rooms 6 rooms 7 rooms

or less or more

North 39,350 46,776 43,168 52,416 61,841 100,016

Yorkshire & Humberside 51,639 39,858 43,939 51,812 64,311 107,096

North West 46,876 48,515 47,417 53,797 65,739 111,822

West Midlands 42,485 46,920 53,159 59,885 73,975 124,850

East Midland 47,813 52,424 47,804 53,702 62,608 110,987

East Anglia 46,422 50,043 52,800 62,256 70,225 131,893

Greater London 83,515 88,576 99,688 114,733 131,137 207,822

South East 62,884 65,597 75,210 89,374 106,495 183,910

South West 46,187 53,499 58,754 70,129 82,146 127,917

Wales 39,445 48,633 46,509 52,502 58,815 98,641

Scotland 40,076 47,884 52,296 64,325 79,226 124,701

Northern Ireland 30,190 50,327 53,562 51,000 60,864 90,159

Source: DETR; analysis commissioned from DETR/CML 5% Sample Survey of Mortgage Lenders.
Notes: Figures for two room dwellings should be treated with particular caution due to very small sample sizes.

Rooms include kitchens, but not bathrooms, lobbies, landings or sculleries. Figures are for sales to all purchasers, with the exception of sitting tenants.
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Table 45 Average regional mortgage repayments
£ per week

Region 1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996

North 16.30 20.08 19.98 18.82 19.07 21.27 26.07 28.81 28.29 33.50 40.14 44.34 38.81 35.37 34.59 40.92 42.17

North West 15.48 17.73 20.79 18.03 20.11 23.13 25.42 29.51 26.54 35.20 45.05 49.68 46.91 37.93 41.86 43.70 49.91

Yorkshire & Humberside 14.14 18.78 20.00 18.53 17.62 24.22 25.45 25.28 26.46 33.24 42.97 47.49 44.24 37.22 40.34 44.51 42.81

West Midlands 18.82 19.49 23.23 18.43 19.84 25.85 27.49 29.00 29.92 40.46 46.92 51.46 48.42 43.46 41.16 48.85 47.89

East Midlands 15.89 18.60 20.67 18.18 18.74 22.32 25.77 25.06 30.72 39.21 50.30 48.34 54.41 42.61 43.62 49.01 47.56

East Anglia 19.63 20.61 26.12 21.07 21.48 27.13 31.49 35.89 38.80 50.50 61.83 50.36 55.22 50.56 47.24 52.55 57.57

Greater London 23.00 27.97 31.32 30.55 32.31 38.48 43.53 51.86 56.37 79.66 89.56 89.35 78.70 76.05 71.56 67.16 73.39

Rest of South East 23.70 29.76 30.25 27.98 27.55 36.85 39.53 46.15 50.79 66.52 81.76 76.08 75.19 65.10 62.88 68.38 70.38

South West 18.58 23.40 24.97 22.20 25.10 28.29 32.41 35.47 38.79 49.46 67.80 62.97 61.97 47.11 51.09 49.92 51.37

Wales 17.74 19.64 21.37 17.40 17.41 24.07 27.26 29.57 27.15 37.63 49.79 43.37 42.37 42.65 33.64 43.87 48.51

Scotland 24.18 26.51 28.32 24.91 25.43 31.11 32.12 33.50 37.17 43.72 48.65 52.69 49.05 39.79 40.17 42.17 46.35

Northern Ireland 18.00 22.97 21.77 16.99 21.16 27.61 23.36 24.69 26.36 42.20 36.89 44.09 35.01 32.15 27.47 37.64 31.07

United Kingdom 19.50 22.97 25.16 22.43 23.22 29.07 31.94 35.81 37.83 49.82 60.39 60.27 57.65 49.49 49.04 52.47 54.87

Sources: Family Expenditure Surveys; Office for National Statistics. Data for years to 1992 extracted from FES database by Anthony Murphy, Northern Ireland Economic Research Centre.
Note: Repayments include both capital and interest, and are the average for all home buyers with outstanding mortgages.
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Table 46 Mortgage arrears and repossessions

Year 1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Number of mortgages

at year end (000s) 4,171 5,076 6,210 7,717 8,138 8,283 8,564 9,125 9,415 9,815 9,922 10,137 10,410 10,521 10,637 10,738 10,821

Repossessions during year 3,760 4,870 3,480 19,300 24,090 26,390 18,510 15,810 43,890 75,540 68,540 58,540 49,190 49,410 42,560 32,770 33,820

Cases in mortgage arrears

12+ months arrears – – – 13,120 13,020 14,960 10,280 13,840 36,100 91,740 147,040 151,810 117,110 85,200 67,020 45,200 34,880

6 - 12 months arrears 21,140 16,760 15,530 57,110 52,080 55,490 42,810 66,800 123,110 183,610 205,010 164,620 133,700 126,670 100,960 73,840 74,040

3 - 6 months arrears – – – – – – – – – – – 193,660 169,080 177,910 139,250 117,840 129,090

3 - 5 months arrears – – – 97,000 125,400 121,000 124,800 122,000 206,600 305,500 275,400 242,050 191,590 – – – –

2 months arrears – – – 140,000 145,200 164,400 171,600 153,900 237,500 269,800 207,800 198,400 135,840 – – – –

Sources: Compendium of Housing Finance Statistics & Housing Finance, Council of Mortgage Lenders; Janet Ford, Roof (figures for 2 & 3-5 months arrears for years 1985 to 1994).
Notes: Properties taken into possession include those voluntarily surrendered. The CML 3-6, 6-12 & 12+ months arrears figures are for the end of the year. The Janet Ford survey figures for 2 & 3-5 months arrears are for March of the year.

Her survey of mortgage arrears figures has now been discontinued from publication following the introduction of the CML 3-6 months arrears series. Changes in the mortgage rate have the effect of changing monthly repayments
and hence the number of months in arrears which a given amount represents.
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Table 47a Court orders for mortgage repossession: actions entered 1990 - 1995

Numbers Percentage of the total for England and Wales

Region 1990 1991 1992 1993 1994 1995 1990 1991 1992 1993 1994 1995

North 4,943 6,917 6,064 4,639 3,742 3,762 3.4 3.7 4.3 4.0 4.3 4.3

Yorkshire & Humberside 10,434 14,146 10,280 8,447 7,619 7,402 7.2 7.6 7.2 7.3 8.7 8.4

East Midlands 11,036 13,468 10,110 7,672 6,045 6,456 7.6 7.2 7.1 6.6 6.9 7.3

East Anglia 5,558 6,237 5,012 3,884 2,974 2,816 3.8 3.3 3.5 3.3 3.4 3.2

Greater London 29,291 35,265 25,681 21,250 15,545 12,135 20.2 18.9 18.1 18.3 17.7 13.8

South East 35,673 44,610 33,780 27,698 19,896 18,650 24.5 23.9 23.8 23.8 22.6 21.2

South West 12,209 16,694 12,544 11,742 7,355 7,063 8.4 8.9 8.8 10.1 8.4 8.0

West Midlands 13,596 17,693 13,974 10,299 8,614 8,217 9.4 9.5 9.8 8.9 9.8 9.3

North West 14,974 21,384 17,158 14,103 11,726 12,325 10.3 11.5 12.1 12.1 13.3 14.0

Wales 7,636 10,235 7,588 6,447 4,442 5,344 5.3 5.5 5.3 5.5 5.1 6.1

England and Wales 145,350 186,649 142,191 116,181 87,958 84,170 100 100 100 100 100 100

Sources: Answers to Parliamentary Questions - 12/12/91 & 13/2/92; Mortgage possession statistics, Lord Chancellor’s Department.

Table 47b Court orders for mortgage repossession: suspended orders 1990 - 1995

Numbers Percentage of the total for England and Wales

Region 1990 1991 1992 1993 1994 1995 1990 1991 1992 1993 1994 1995

North 1,997 3,368 4,216 3,385 2,820 2,522 4.1 4.9 6.2 5.4 6.2 5.5

Yorkshire & Humberside 3,002 5,103 4,763 4,540 3,154 3,604 6.2 7.4 7.0 7.3 6.9 7.9

East Midlands 3,610 4,480 4,946 4,233 3,185 3,273 7.4 6.5 7.2 6.8 7.0 7.2

East Anglia 1,420 1,991 1,752 2,237 1,291 1,222 2.9 2.9 2.6 3.6 2.8 2.7

Greater London 12,076 13,051 12,444 10,640 8,399 6,705 24.8 18.9 18.2 17.1 18.4 14.7

South East 11,112 17,223 16,832 15,154 10,797 10,696 22.8 24.9 24.6 24.3 23.7 23.5

South West 3,406 5,786 5,182 5,189 3,473 3,428 7.0 8.4 7.6 8.3 7.6 7.5

West Midlands 4,456 6,475 6,384 5,488 4,372 4,223 9.1 9.4 9.3 8.8 9.6 9.3

North West 5,329 8,112 8,123 7,802 5,800 6,347 10.9 11.7 11.9 12.5 12.7 13.9

Wales 2,382 3,457 3,673 3,598 2,253 2,703 4.9 5.0 5.4 5.8 4.9 5.9

England and Wales 48,790 69,046 68,315 62,266 45,544 44,723 100 100 100 100 100 100

Source: As Table 47a.
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Table 47c Court orders for mortgage repossession: orders made 1990 - 1995

Numbers Percentage of the total for England and Wales
Region 1990 1991 1992 1993 1994 1995 1990 1991 1992 1993 1994 1995

North 1,549 2,192 2,138 1,652 1,322 1,179 2.8 3.0 3.6 3.8 4.1 3.7
Yorkshire & Humberside 3,792 5,741 4,171 2,892 2,320 2,222 6.9 7.8 7.1 6.7 7.2 6.9
East Midlands 3,828 5,224 4,346 2,752 2,361 2,122 7.0 7.1 7.4 6.4 7.3 6.6
East Anglia 2,299 3,060 2,328 1,804 1,141 1,101 4.2 4.1 4.0 4.2 3.6 3.4
Greater London 11,146 14,400 11,409 8,825 6,797 6,046 20.4 19.5 19.4 20.5 21.2 18.8
South East 15,422 18,561 14,222 10,484 7,956 7,634 28.2 25.1 24.2 24.4 24.8 23.8
South West 4,812 6,468 5,085 4,056 2,537 2,419 8.8 8.8 8.7 9.4 7.9 7.5
West Midlands 4,582 6,940 5,235 3,358 2,600 2,365 8.4 9.4 8.9 7.8 8.1 7.4
North West 4,708 7,312 6,331 4,897 3,618 3,815 8.6 9.9 10.8 11.4 11.3 11.9
Wales 2,580 3,958 3,403 2,297 1,485 1,632 4.7 5.4 5.8 5.3 4.6 5.1

England and Wales 54,718 73,856 58,668 43,017 32,137 30,535 100 100 100 100 100 100

Sources: As Table 47a.

Table 47d Court orders for mortgage repossession: 1996 and 1997

Numbers Percentage of the total for England and Wales
Actions entered Suspended orders Orders made Actions entered Suspended orders Orders made

Region 1996 1997 1998 1996 1997 1998 1996 1997 1998 1996 1997 1998 1996 1997 1998 1996 1997 1998

North East 3,493 3,015 4,024 2,045 1,577 1,773 1,157 974 1,015 4.4 4.5 5.1 4.7 4.6 5.1 4.2 4.2 4.4
Yorkshire & Humberside 7,649 6,881 8,117 3,844 3,471 4,047 2,558 2,316 2,828 9.6 10.3 10.3 8.9 10.0 11.6 9.2 10.0 12.4
East Midlands 5,861 4,928 6,183 3,036 2,563 2,695 2,008 1,708 1,607 7.3 7.3 7.8 7.0 7.4 7.7 7.2 7.4 7.0
Eastern 8,268 6,672 7,590 4,030 2,982 2,826 3,391 2,529 2,191 10.4 9.9 9.6 9.3 8.6 8.1 12.2 10.9 9.6
Greater London 11,389 9,181 9,676 6,435 4,659 4,514 4,813 3,426 3,098 14.3 13.7 12.3 14.8 13.5 13.0 17.3 14.8 13.5
South East 11,647 9,131 10,616 6,644 5,388 5,603 3,968 3,120 3,504 14.6 13.6 13.5 15.3 15.6 16.1 14.3 13.5 15.3
South West 6,412 5,690 6,355 3,280 2,730 2,175 2,372 1,928 1,683 8.0 8.5 8.1 7.6 7.9 6.2 8.5 8.3 7.4
West Midlands 7,578 6,691 7,813 3,839 3,368 3,408 2,082 1,996 2,228 9.5 10.0 9.9 8.8 9.7 9.8 7.5 8.6 9.7
North West 9,865 8,818 10,890 6,251 4,493 4,316 3,484 2,666 2,650 12.4 13.1 13.8 14.4 13.0 12.4 12.5 11.5 11.6
Merseyside 2,775 2,136 2,817 1,354 1,048 1,225 555 588 715 3.5 3.2 3.6 3.1 3.0 3.5 2.0 2.5 3.1
Wales 4,921 3,930 4,777 2,670 2,353 2,227 1,387 1,273 1,348 6.2 5.9 6.1 6.1 6.8 6.4 5.0 5.5 5.9

England and Wales 79,858 67,073 78,858 43,428 34,632 34,809 27,775 22,524 22,867 100 100 100 100 100 100 100 100 100

Source: Mortgage possession statistics, Lord Chancellor’s Department.
Note: Figures in Table 47d are for government office regions; figures In Tables 47a, b & c are for standard statistical regions.
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Table 48 Court actions for mortgage repossession in England and Wales

1995 1996 1997 1998 1999

Year & Quarter Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1

Actions entered 21,345 19,560 22,084 21,181 23,987 19,253 19,092 17,526 16,298 16,566 16,778 17,431 18,536 19,210 20,109 21,010 22,152

Suspended orders 11,063 11,076 11,150 11,434 12,326 11,475 10,394 9,312 8,920 8,827 8,408 8,477 9,816 9,939 7,938 7,313 11,056

Orders made 7,767 7,725 7,878 7,165 7,971 7,577 6,559 5,816 5,729 5,723 5,591 5,481 6,681 6,282 5,319 4,770 6,851

Source: Mortgage Possession Statistics, Lord Chancellor’s Department.
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Table 49 Types of letting in the private rented sector

Exclusive of Inclusive of Exclusive of Inclusive of 

non-private lodgers non-private lodgers non-private lodgers non-private lodgers

Type of letting 1988 1990 1993/94 1993/94 1994/95 1995/96 1996/97 1997/98 1988 1990 1993/94 1993/94 1994/95 1995/96 1996/97 1997/98

000s 000s 000s 000s 000s 000s 000s 000s % % % % % % % %

Assured – 360 375 378 367 374 331 321 – 20 18 17 17 17 15 14

Assured shorthold – 140 825 826 877 945 1074 1165 – 8 40 38 40 42 47 52

Protected shorthold & pre-89 assured 60 40 – – – – – – 4 2 – – – – – –

All assured 60 540 1,199 1,204 1,244 1,319 1,406 1,486 4 30 58 56 57 59 62 66

Regulated, registered rent 470 320 245 245 172 167 128 121 26 18 12 11 8 7 6 5

Regulated, unregistered rent 600 270 162 162 139 105 114 84 33 15 8 8 8 8 5 4

All regulated 1,070 590 407 407 311 272 242 205 59 33 20 19 14 12 11 9

Not accessible to the public, rent paid 240 230 146 146 187 204 193 141 13 13 7 7 9 9 8 6

Not accessible to the public, rent free 270 250 230 230 244 223 223 208 15 14 11 11 11 10 10 9

All not accessible to the public 510 480 375 375 431 428 417 349 28 27 18 17 20 19 18 15

Resident landlord 110 90 73 158 181 209 198 178 6 4 4 7 8 9 9 8

No security 60 90 22 22 30 26 18 38 4 5 1 1 1 1 1 2

Total 1,810 1,790 2,077 2,166 2,197 2,254 2,280 2,255 100 100 100 100 100 100 100 100

Sources: Housing in England, 1996/97, Office for National Statistics, 1998, Housing in England: Preliminary results from the Survey of English Housing 1997/98, Department of the Environment, Transport and the Regions.
Notes: ‘Non-private lodgers’ are lodgers who are members of owner-occupier or social rented sector households. Such lettings were not identified in the 1988 and 1990 surveys. Lettings not accessible to the public include tied tenancies,

lettings of student residences, and lettings at low rents to friends and relatives. Pre-1989 protected shorthold lettings have been grouped with the various forms of assured tenancies, but legally they are a form of regulated
tenancy.
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Table 50 University of York Index of Private Rents and Yields: mean weekly rents and gross yields (1998)

Detached Semi-detached Terrace 2 bedroom 1 bedroom Bedsits

houses houses houses flats flats

(£) (%) (£) (%) (£) (%) (£) (%) (£) (%) (£) (%)

North 95 5.7 77 6.6 64 9.9 63 11.2 57 11.4 40 21.0

Yorkshire & Humberside 99 5.8 80 7.2 65 8.9 66 10.0 60 10.7 37 19.2

North West 111 6.5 87 8.0 65 11.2 69 12.6 61 13.1 41 22.4

West Midlands 138 6.3 97 7.3 81 8.4 76 12.9 69 17.7 45 20.2

East Midlands 88 5.5 71 7.2 60 9.5 61 13.6 54 10.9 37 21.4

East Anglia 126 – 85 – 80 – 76 – 67 – 50 –

South West 119 6.1 101 7.2 89 8.8 87 10.5 76 11.4 46 17.3

South East 186 6.6 139 7.6 117 8.9 104 11.7 861 2.5 50 17.1

Greater London 252 6.9 179 8.0 168 9.0 181 9.0 144 9.4 65 11.4

Scotland 96 5.4 89 6.3 82 7.3 79 9.5 67 11.0 45 13.4

Wales 97 5.6 80 7.0 70 8.6 70 11.8 60 12.4 39 17.9

Great Britain 129 6.1 106 7.3 93 9.3 116 10.6 96 11.1 50 17.3

Notes: 1. Figures in the table are derived from the University of York Valuations Index. The Index is constructed from open market valuations on a specified panel of properties, which are made specifically for the UoY Index by the Rent
Officer Service at the local authority level. The valuations have been weighted to reflect the mix of the property types in each district.
2. Figures not provided in the table due to insufficient open market evidence for the vacant possession capital values valuations to be made are denoted by ‘–’.
3. Gross yield is the annual rent as a proportion of the vacant possession capital value, and is exclusive of running costs and capital gains.
4. Further information about the UoY Index can be obtained from the Centre for Housing Policy, University of York, York, YO10 5DD. Telephone: 01904 43369; Facsimile: 01904 432318; Internet: www.york.ac.uk/inst/chp



Compendium of tables

Social housing
expenditure plans

Section 3



Social housing expenditure plans

161

Table 51 Territorial analysis of identifiable General Government Expenditure in the UK
£ million

1985-86 1986-87 1987-88 1988-89 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98

Housing expenditure (A)

England 3,099 2,932 2,957 2,055 3,926 3,549 4,314 4,791 3,905 3,890 3,551 2,981 2,612

Wales 135 183 231 185 249 323 345 425 388 383 393 281 310

Scotland 624 586 562 441 589 649 718 640 646 664 738 613 486

Northen Ireland 346 335 337 335 268 245 255 261 237 226 246 244 235

United Kingdom 4,204 4,036 4,086 3,015 5,033 4,766 5,631 6,117 5,177 5,164 4,928 4,119 3,642

All government expenditure (B)

England 84,557 90,646 96,908 101,681 112,795 124,499 143,581 160,448 170,116 178,402 184,794 189,503 192,038

Wales 5,565 6,192 6,627 7,121 7,671 8,495 9,367 11,438 11,982 12,549 13,038 13,301 13,423

Scotland 11,682 12,528 13,277 13,975 14,973 16,308 17,885 20,833 22,229 23,275 24,170 24,386 24,445

Northen Ireland 4,318 4,620 4,910 5,633 5,930 6,107 6,725 7,476 8,023 8,315 8,644 8,995 9,129

United Kingdom 106,122 113,986 121,721 128,410 141,368 155,410 177,558 200,195 212,351 222,541 230,646 236,186 239,035

Housing share of government

expenditure (A/B) (percentages)

England 3.7 3.2 3.1 2.0 3.5 2.9 3.0 3.0 2.3 2.2 1.9 1.6 1.4

Wales 2.4 3.0 3.5 2.6 3.2 3.8 3.7 3.7 3.2 3.1 3.0 2.1 2.3

Scotland 5.3 4.7 4.2 3.2 3.9 4.0 4.0 3.1 2.9 2.9 3.1 2.5 2.0

Northen Ireland 8.0 7.2 6.9 5.9 4.5 4.0 3.8 3.5 3.0 2.7 2.8 2.7 2.6

United Kingdom 4.0 3.5 3.4 2.3 3.6 3.1 3.2 3.1 2.4 2.3 2.1 1.7 1.5

Sources: Public Expenditure Analyses, Cm 1520, Cm 1920, Cm 2219, Cm 2519, Cm 2821, Cm 3201, Cm 3601, Cm3901 & Cm 4201.
Notes: General Government Expenditure is net of housing capital receipts, which are treated as ‘negative expenditure’ rather than income. Housing expenditure excludes housing benefit subsidy.
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Table 52a Gross social housing investment in Great Britain
£ billion (cash)

1979/80 1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

England 3,508 3,403 3,271 4,065 4,405 4,286 3,794 3,775 4,077 4,444 6,100 4,430 4,616 5,181 5,055 4,457 3,908 3,708 3,187 3,166

Wales 153 146 128 185 257 210 180 239 293 295 376 371 370 457 432 417 413 370 305 306

Scotland 382 477 513 577 706 583 594 655 836 895 952 942 958 941 992 1,026 961 779 574 604

Great Britain 4,043 4,026 3,912 4,827 5,368 5,079 4,568 4,669 5,206 5,634 7,428 5,743 5,944 6,579 6,479 5,900 5,282 4,857 4,066 4,076

Sources: See Tables 57a, 69, 70 and 74.
Note: Figures exclude private finance. See source tables for further notes.

Table 52b Gross social housing investment in Great Britain at constant prices
£ billion (1997-98 prices)

1979/80 1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

England 9,380 7,682 6,744 7,847 8,127 7,506 6,313 6,089 6,243 6,376 8,166 5,503 5,399 5,861 5,573 4,845 4,127 3,799 3,187 3,092

Wales 409 329 264 357 474 368 300 385 449 423 503 461 433 517 476 453 436 379 305 299

Scotland 1,022 1,077 1,058 1,114 1,303 1,021 988 1,056 1,280 1,284 1,274 1,170 1,120 1,064 1,094 1,115 1,015 798 574 590

Great Britain 10,810 9,088 8,066 9,318 9,904 8,895 7,601 7,531 7,972 8,083 9,944 7,134 6,952 7,442 7,143 6,413 5,578 4,976 4,066 3,980

Sources: As Table 52a.
Note: 1997/98 prices calculated by application of the adjusted GDP deflator.
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Table 53 Local authority gross investment plans, including use of capital receipts and RCCOs, in Great Britain
£ million

1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

England

Capital provision 1,569 1,512 1,375 1,233 1,695 1,793 1,616 1,435 1,215 1,158 1,087 981 1,236 1,259

Estate Action 45 75 140 190 180 268 348 357 373 316 252 174 99 66

Local resources 1,380 1,659 2,056 3,674 1,245 746 751 1,273 1,219 1,123 1,179 1,245 1,000 900

Total 2,994 3,246 3,570 5,098 3,122 2,812 2,721 3,065 2,807 2,597 2,518 2,400 2,337 2,225

Wales

Capital provision 142 155 122 132 198 212 274 264 271 267 263 215 217 201

Local resources 45 75 108 171 71 44 21 37 25 43 9 27 18 18

Total 187 230 230 303 269 255 295 301 2,296 310 272 242 235 219

Scotland

Capital provision 313 411 351 312 322 311 273 285 301 290 267 251 284 278

Local resources 141 193 281 332 299 276 307 309 329 295 191 132 172 157

Total 454 604 632 643 621 587 580 594 630 585 458 383 456 435

Great Britain

Capital provision 2,069 2,153 1,988 1,867 2,395 2,584 2,511 2,341 2,160 2,031 1,869 1,621 1,836 1,804

Local resources 1,566 1,927 2,445 4,177 1,615 1,066 1,079 1,619 1,573 1,461 1,379 1,404 1,190 1,075

Total 3,635 4,080 4,432 6,044 4,012 3,654 3,596 3,960 5,733 3,492 3,248 3,025 3,028 2,879

Sources: See tables for local authority gross investment in each country.
Notes: Capital provision includes all credit approvals, and capital grants, excluding provision for the Estate Action programme in England, which is shown separately, and the Urban Programme. Local resources comprise use of capital

receipts and RCCOs (revenue contributions to capital outlay). Estimates of use of local resources are included for 1998/99 and 1999/00. Welsh capital provision figures include capital vired to Housing for Wales for local housing
association schemes. Scottish figures for 1995/96 and 1996/97 exclude provision for transfers of existing new town stock. 
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Table 54 Housing associations’ gross investment expenditure, including use of private finance, in Great Britain
£ million

1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

estimate estimate

England

Housing Corporation 809 864 881 1,034 1,234 1,732 2,369 1,843 1,530 1,183 1,068 702 621 643

Local authorities 145 156 128 308 193 179 286 388 331 354 327 320 310 320

Private finance 0 0 100 150 175 250 1,000 1,050 1,100 1,050 1,050 750 750 800

Total 954 1,020 1,109 1,492 1,602 2,161 3,655 3,281 2,961 2,587 2,445 1,772 1,681 1,763

Housing for Wales

Capital programme 52 63 66 73 102 115 163 131 122 103 92 63 66 71

Local authorities 0 2 7 17 14 17 11 10 4 6 7 6 – –

Private finance 0 8 8 22 33 53 73 70 68 76 75 55 61 65

Total 52 72 80 112 149 186 247 211 193 185 174 124 127 136

Scottish Homes

Capital programme 114 132 164 203 195 220 255 263 269 279 256 174 165 167

Local authorities – – – – 11 8 3 10 – – – – – –

Private finance 0 0 0 5 43 42 63 73 81 118 92 74 81 79

Total 114 132 164 208 249 271 321 346 350 397 348 248 246 246

Great Britain

‘Housing corporations’ 975 1,059 1,111 1,310 1,531 2,067 2,787 2,237 1,921 1,565 1,416 939 852 881

Local authority 145 158 135 325 218 204 300 408 335 360 334 326 310 320

Private finance 0 8 108 177 251 345 1,136 1,193 1,249 1,244 1,217 879 892 944

Total 1,120 1,224 1,353 1,812 2,000 2,618 4,223 3,838 3,504 3,169 2,967 2,144 2,054 2,145

Sources: See Tables 57, 58, 59, 70 & 77. English private finance figures are author’s estimates based on various sources.
Notes: English figures include HAG on deferred interest. In Scotland and Wales councils provide their funding for housing associations through Scottish Homes and Hosuing for Wales; figures for the latest years are not yet available.

Scottish figures exclude provision for NLF repayments, expenditure on Scottish Homes’ properties and ‘GRO’ grants to private developers. ‘Housing corporations’ include Housing for Wales (Tai Cmyru), and Scottish Homes. The
private finance figures for 1998/99 and 1999/00 include £5 million in each year committed from reserves by housing associations to boost the programme. Great Britain figures for local authority investment in 1998/99 and 1999/00
are based on the estimates for England only.
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Table 55 Receipts from council and new town house sales
£ million

Cumulative

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 total

England

Local authorities 655.9 1,240.7 1,768.7 1,316.4 1,107.7 1,061.1 1,237.4 1,697.2 2,652.5 2,700.4 1,616.3 1,089.2 841.4 1,022.9 945.6 670.7 732.7 923.5 23,280.3

New towns 29.4 38.5 43.0 49.9 49.0 31.2 43.3 62.3 98.1 73.8 21.9 16.6 4.7 4.1 0.0 0.0 0.0 0.0 565.8

Total 685.3 1,279.2 1,811.7 1,366.3 1,156.7 1,092.3 1,280.7 1,759.5 2,750.6 2,774.2 1,638.2 1,105.8 846.1 1,027.0 945.6 670.7 732.7 923.5 23,846.1

Wales

Local authorities 12.1 92.3 111.0 61.4 45.4 43.3 54.4 58.7 113.2 151.9 72.1 50.1 41.8 45.6 49.3 38.9 35.1 48.9 1,125.5

New towns 2.3 4.7 10.2 4.5 3.4 3.2 0.3 0.5 1.1 1.1 1.2 1.0 0.8 0.8 0.5 0.6 0.0 0.0 36.2

Total 14.4 97.0 121.2 65.9 48.8 46.5 54.7 59.2 114.3 153.0 73.3 51.1 42.6 46.4 49.8 39.5 35.1 48.9 1,161.7

Scotland

Local authorities 23.7 61.3 101.3 121.3 116.0 104.8 116.4 166.3 254.3 300.6 256.7 239.3 251.4 237.0 243.6 184.5 192.4 180.6 3,151.5

New towns 12.2 16.5 15.5 22.4 21.3 16.3 19.6 26.2 29.2 48.2 37.0 25.4 22.7 25.0 29.2 21.0 3.7 0.0 391.4

Total 35.9 77.8 116.8 143.7 137.3 121.1 136.0 192.5 283.5 348.8 293.7 264.7 274.1 262.0 272.8 205.5 196.1 180.6 3,542.9

Great Britain

Local authorities 691.7 1,394.3 1,981.0 1,499.1 1,269.1 1,209.2 1,408.2 1,922.2 3,020.0 3,152.9 1,945.1 1,378.6 1,134.6 1,305.5 1,238.5 894.1 960.2 1,153.0 27,557.3

New towns 43.9 59.7 68.7 76.8 73.7 50.7 63.2 89.0 128.4 123.1 60.1 43.0 28.2 29.9 29.7 21.6 3.7 0.0 993.4

Total 735.6 1,454.0 2,049.7 1,575.9 1,342.8 1,259.9 1,471.4 2,011.2 3,148.4 3,276.0 2,005.2 1,421.6 1,162.8 1,335.4 1,268.2 915.7 963.9 1,153.0 28,550.7

Sources: Housing and Construction Statistics, Department of the Environment, Transport and the Regions.
Note: Receipts shown are the selling price of dwellings sold net of discounts. They comprise initial receipts plus the value of any mortgages granted by the local authority or New Town.
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Table 56 UK local authority housing revenue accounts
£ million

1970 1975 1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

Income

Rent on dwellings:

Paid by tenants1 576 935 1,778 2,063 2,187 2,239 2,389 2,478 2,813 3,085 2,924 2,740 2,608 2,846 3,042 3,296

Rent rebates1 – 237 541 2,190 2,285 2,389 2,547 2,773 3,003 3,442 4,193 4,799 5,272 5,350 5,428 5,520

Rent on other properties 22 36 75 108 125 130 144 173 183 192 212 229 222 219 215 209

Subsidies:

Central government2 155 700 1,715 537 521 501 577 688 1,132 1,175 1,030 914 741 765 725 710

Local authorities2 96 213 516 578 538 502 537 503 129 – – 1 – – 3 1

Other income 6 13 133 393 306 305 336 402 409 419 400 402 393 372 368 374

Total 896 2,134 4,758 5,869 5,962 6,066 6,530 7,017 7,669 8,313 8,759 9,085 9,236 9,552 9,781 10,110

Expenditure

Supervision and management 75 271 649 1,084 1,172 1,251 1,401 1,551 1,631 1,741 1,855 1,950 2,010 2,134 2,156 2,196

Repairs 135 370 1,015 1,558 1,616 1,686 1,845 1,982 2,253 2,373 2,491 2,563 2,540 2,737 2,755 2,761

Debt interest (net) 562 1,254 2,715 2,447 2,591 2,361 2,298 2,341 2,306 2,048 1,834 2,012 2,172 2,188 2,730 2,709

Capital repayments 100 161 306 449 504 520 549 583 591 603 1,021 996 864 856 568 577

Other current expenditure 16 17 63 184 118 107 142 246 326 391 413 383 316 270 238 226

Balance 8 61 10 147 (39) 141 295 314 562 1,157 1,145 1,181 1,334 1,367 838 1,641

Total 896 2,134 4,758 5,869 5,962 6,066 6,530 7,017 7,669 8,313 8,759 9,085 9,236 9,552 9,781 10,110

Source: United Kingdom National Accounts (1980 - 1998 editions), Office for National Statistics.
Notes: 1. Prior to April 1983 Supplementary Benefit in respect of rent was generally paid direct to tenants. After that date it became housing benefit automatically paid direct to the local authority. As a result of that change those

payments transfer from the rent paid by tenants to the rent rebate line. The rent rebate scheme was first introduced in 1972.
2. From April 1990 local authority subsidies were ended in England and Wales. Equivalent amounts were then included in the calculation of central government subsidy under transitional arrangements. Restrictions on local
authority subsidies, leading to their phased reduction applied from 1981/82 onwards in Scotland. 
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Table 57a Housing capital investment in England
£ million (cash)

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Gross housing investment
Local authority investment:

+ New build & acquisitions 1,008 760 736 743 792 704 612 625 782 932 544 431 211 252 105 71 65 52
+ HRA stock renovation 670 620 962 1,148 1,280 1,315 1,521 1,742 1,904 2,953 1,721 1,483 1,561 1,710 1,708 1,550 1,452 1,492
+ Housing association 170 142 134 138 147 120 145 156 128 308 193 179 286 388 331 354 327 320
+ Private renovation 263 321 550 1,040 869 581 519 534 458 489 488 545 527 594 565 581 622 480
+ Home ownership 611 776 830 477 391 276 196 188 300 417 176 174 136 121 98 41 52 56
+ Urban programme 9 14 23 25 22 27 24 25 34 26 42 29 33 46 – – – – 

= Local authority total 2,729 2,633 3,235 3,571 3,501 3,023 3,017 3,270 3,604 5,124 3,164 2,841 2,754 3,111 2,807 2,597 2,518 2,400

+ New towns 165 115 71 85 81 56 40 50 46 39 32 27 18 12 17 20 – – 
+ Housing Corporation 508 521 755 734 697 711 715 752 791 935 1,232 1,732 2,369 1,843 1,530 1,183 1,078 685
+ HATS – – – – – – – – – – – 10 27 78 92 93 90 89
+ Other 0 2 4 15 7 4 3 3 2 3 2 6 12 11 11 15 22 13

= Total gross investment (A) 3,403 3,271 4,065 4,405 4,286 3,794 3,775 4,077 4,444 6,100 4,430 4,616 5,181 5,055 4,457 3,908 3,708 3,187

Capital receipts
Local authority 1,037 1,684 2,491 2,156 1,941 1,838 2,034 2,369 3,423 3,319 2,395 1,549 1,432 1,830 1,542 1,324 1,073 1,290

+ New towns 19 38 63 84 88 64 98 143 226 207 111 195 47 166 61 68 – – 
+ Housing Corporation 13 29 76 110 86 101 129 117 139 125 78 93 63 48 43 31 540 671
+ Other 4 2 0 0 1 2 2 4 2 2 0 0 0 0 0 0 0 0

= Total capital receipts (B) 1,073 1,754 2,630 2,351 2,117 2,004 2,262 2,633 3,790 3,653 2,584 1,837 1,542 2,044 1,628 1,423 1,613 1,961

Net housing investment
Local authority 1,692 949 744 1,415 1,560 1,185 983 901 182 1,805 769 1,292 1,322 1,281 1,283 1,273 1,445 1,110

+ New towns 146 77 8 1 - 7 - 8 - 58 - 93 - 180 - 168 - 79 - 168 - 29 - 154 - 44 - 48 – – 
+ Housing Corporation 495 492 679 624 611 610 586 635 652 810 1,154 1,639 2,306 1,795 1,487 1,153 538 14
+ HATS – – – – – – – – – – – 10 27 78 92 93 90 89
+ Other - 3 2 4 14 6 3 1 - 1 0 1 2 6 12 11 11 15 22 – 

+ Total net investment (A-B) 2,330 1,517 1,436 2,054 2,169 1,790 1,513 1,444 654 2,447 1,846 2,779 3,638 3,011 2,829 2,486 2,095 1,226

Sources: Public Expenditure Plans, Department of the Environment, Transport and the Regions.
Notes: Local authority capital receipts are shown gross of loans to purchasing council tenants, which are also included as expenditure in the home ownership row. Expenditure for the Housing Corporation for the years to 1989/90 exclude

capitalised interest, which has only in recent years been added to the Corporation’s expenditure total. Local authority stock renovation includes the Estate Action programme. All 1997/98 figures are provisional.
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Table 57b Housing capital investment in England at constant prices
£ million (1997/98 prices)

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Gross housing investment
Local authority investment:

+ New build & acquisitions 2,275 1,567 1,421 1,371 1,387 1,135 937 897 1,047 1,158 636 488 233 274 111 73 67 52
+ HRA stock renovation 1,512 1,278 1,857 2,118 2,242 2,121 2,329 2,499 2,549 3,668 2,013 1,678 1,721 1,859 1,804 1,588 1,488 1,492
+ Housing association 384 293 259 255 257 194 222 224 171 383 226 202 315 422 350 363 335 320
+ Private renovation 594 662 1,062 1,918 1,522 937 795 766 613 607 571 617 581 646 597 595 637 480
+ Home ownership 1,379 1,600 1,602 880 685 445 300 270 402 518 206 197 150 132 103 42 53 56
+ Urban programme 20 29 44 46 39 44 37 36 46 32 49 33 36 50 0 0 0 0

= Local authority total 6,160 5,429 6,245 6,589 6,131 4,876 4,620 4,692 4,825 6,365 3,701 3,214 3,036 3,382 2,964 2,661 2,580 2,400

+ New towns 372 237 137 157 142 90 61 72 62 48 37 31 20 13 18 20 0 0
+ Housing Corporation 1,147 1,074 1,458 1,354 1,221 1,147 1,095 1,079 1,059 1,161 1,441 1,959 2,612 2,003 1,616 1,212 1,105 685
+ HATS – – – – – – – – – – – 11 30 85 97 95 92 89
+ Other 0 4 8 28 12 6 5 4 3 4 2 7 13 12 12 15 23 13

= Total gross investment (A) 7,682 6,744 7,847 8,127 7,506 6,119 5,781 5,849 5,949 7,578 5,181 5,222 5,712 5,495 4,706 4,004 3,799 3,187

Capital receipts
Local authority 2,341 3,472 4,809 3,978 3,399 2,965 3,115 3,399 4,582 4,123 2,801 1,752 1,579 1,989 1,628 1,357 1,099 1,290

+ New towns 43 78 122 155 154 103 150 205 303 257 130 221 52 180 64 70 0 0
+ Housing Corporation 29 60 147 203 151 163 198 168 186 155 91 105 69 52 45 32 553 671
+ Other 9 4 0 0 2 3 3 6 3 2 0 0 0 0 0 0 0 0

= Total capital receipts (B) 2,422 3,616 5,077 4,338 3,708 3,232 3,464 3,778 5,074 4,538 3,022 2,078 1,700 2,222 1,719 1,458 1,653 1,961

Net housing investment
Local authority 3,819 1,957 1,436 2,611 2,732 1,911 1,505 1,293 244 2,242 899 1,462 1,458 1,392 1,355 1,304 1,481 1,110

+ New towns 330 159 15 2 - 12 - 13 - 89 - 133 - 241 - 209 - 92 - 190 - 32 - 167 - 46 - 49 0 0
+ Housing Corporation 1,117 1,014 1,311 1,151 1,070 984 897 911 873 1,006 1,350 1,854 2,542 1,951 1,570 1,181 551 14
+ HATS – – – – – – – – – – – 11 30 85 97 95 92 89
+ Other - 7 4 8 26 11 5 2 - 1 0 1 2 7 13 12 12 15 23 0

+ Total net investment (A-B) 5,260 3,128 2,772 3,790 3,799 2,887 2,317 2,072 876 3,040 2,159 3,144 4,011 3,273 2,987 2,547 2,147 1,226

Sources and Notes: As Table 57a.
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Table 58 Housing capital provision in England
£ million

1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn estimated plans plans plans

outturn

Housing Corporation

Gross (A) 841 809 864 881 1,034 1,234 1,732 2,369 1,843 1,530 1,183 1,070 746 740 795 762 691

– Capital receipts 105 132 124 143 127 78 93 63 48 43 31 40 17 5 5 5 5

– Mortgage portfolio receipts 500 654

= Net Housing Corporation (B) 737 677 740 738 907 1,154 1,639 2,306 1,795 1,487 1,153 530 75 735 790 757 686

Local authorities

Credit approvals 1,586 1,423 1,362 1,178 908 1,384 1,441 1,194 1,020 872 820 751 492 416 452 1,820 2,305

+ Receipts initiative approvals 174 570 570

+ Capital grants 138 146 150 197 325 311 352 422 415 343 338 310 264 225 233 72 75

+ Estate Action 45 75 140 190 180 268 348 357 373 316 252 174 99 66 64 39

+ Estate Renewal Challenge Fund 26 51 27 4

= Total capital provision (C) 1,721 1,613 1,588 1,514 1,424 1,877 2,066 1,970 1,792 1,588 1,474 1,339 1,155 1,337 1,325 1,956 2,419

+ LA ‘self financed’ 1,275 1,380 1,659 2,056 3,674 1,245 746 751 1,273 1,219 1,123 1,179 1,245 1,000 900 800 700

= Gross LA capital (D) 2,996 2,993 3,247 3,570 5,098 3,122 2,812 2,721 3,065 2,807 2,597 2,518 2,400 2,337 2,225 2,756 3,119

HATS (E) 10 27 78 92 93 90 88 89 86 88 88

Total central government

capital provision (B+C+E) 2,458 2,290 2,328 2,252 2,331 3,031 3,715 4,303 3,665 3,167 2,720 1,959 1,318 2,161 2,201 2,801 3,193

Total gross capital (A+D+E) 3,837 3,802 4,111 4,451 6,132 4,356 4,554 5,117 4,986 4,429 3,873 3,678 3,234 3,166 3,106 3,606 3,898

Sources: Cm 1508, Cm 1908, Cm 2207, Cm 2507, Cm 2807, Cm 3207, Cm 3906 & Cm 4204, Department of the Environment, Transport and the Regions.
Notes: Estimates of local authority ‘self financed’ and total capital spending for 1998/99 and subsequent years. Credit approvals are shown net of provision for the Estates Action programme. This is shown separately, as from 1994/95 the

programme has been switched to the Single Regeneration Budget. Capital grants include Gypsy site grant and other minor capital programmes.
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Table 59 Housing Corporation Approved Development Programme
£ million

Item 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn plans plans plans

Housing for rent 826 1,006 1,525 2,199 1,539 1,246 948 851 541 506 550 591 599

+ Housing for sale 107 65 87 124 290 280 234 216 160 115 92 82 82

+ HAG on deferred interest 99 158 118 45 14 3 1 1 0 0 0 0 0

+ Other capital expenditure 2 3 2 1 1 1 0 0 1 0 1 1 1

= Gross capital expenditure 1,034 1,232 1,732 2,369 1,843 1,530 1,183 1,068 702 621 643 674 682

– ADP capital receipts 127 78 93 63 48 43 31 37 17 4 5 5 5

– Non-ADP capital receipts 500 654

= Net capital expenditure 907 1,154 1,639 2,306 1,795 1,487 1,153 531 31 617 638 669 677

Sources: Cms 1508, 3207, 3607 & 4204, Housing Corporation ADP Bulletin March 1999.
Notes: Housing for rent figures include major repairs, mini-HAG, Rough Sleepers Initiative and City Challenge. Housing for sale includes Purchase Grant from 1996/97.

Non ADP receipts are the receipts from the sale of the Housing Corporation loans portfolio.
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Table 60 Housing Corporation planned revenue expenditure  
£ million

Item 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

outturn outturn outturn outturn outturn outturn outturn estimate plans plans plans plans plans

Hostel Deficit Grant/Special

Needs Management Allowance 29 39 62 95 98 128 123 136 135 124 138 138 144

+ Other grants and subsidies 25 29 42 41 48 72 75 82 73 25 38 16 14

+ Running costs 20 24 25 28 30 31 31 32 29 28 29 30 30

= Total revenue expenditure 74 91 129 164 176 231 229 250 237 177 205 184 188

Sources: Cms 1508, 3207, 3607 & 3906, Housing Corporation.
Notes: Hostel Deficit Grant has now been replaced by the ‘Special Needs Management Allowance’. Other grants and subsidies includes the grants for Corporation Tax relief, Rough Sleepers Initiative, ERCF revenue funding, and Innovation

and Good Practice Grants.
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Table 61a Local authority housing capital expenditure in England by region
£ million

Region1 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

Northern/North East 198.5 179.4 142.0 124.4 110.9 137.6 143.8
Yorkshire & Humberside 240.6 235.6 282.4 248.6 231.0 251.2 242.9
North West 362.2 356.7 316.7 297.3 274.8 296.2 275.0

East Midlands 218.2 193.3 128.9 121.8 96.6 114.1 115.4
West Midlands 330.2 289.8 299.7 296.8 255.3 274.3 263.6
East Anglia/Eastern 95.9 76.7 210.3 210.2 196.2 226.2 240.3
Greater London 716.6 651.7 703.1 662.7 683.0 720.1 678.9
South East 471.3 454.8 345.1 330.6 324.8 383.7 399.9
South West 230.5 265.8 172.9 153.2 136.0 162.6 159.8

England 2,864.1 2,703.9 2,601.1 2,445.6 2,308.7 2,566.0 2,519.5

Table 61b Local authority regional shares of housing capital expenditure in England
Percentages

Shares of 
Region 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 ‘GNI’2

Northern/North East 6.9 6.6 5.5 5.1 4.8 5.4 5.7 4.5
Yorkshire & Humberside 8.4 8.7 10.9 10.2 10.0 9.8 9.6 8.1
North West 12.6 13.2 12.2 12.2 11.9 11.5 10.9 9.7

East Midlands 7.6 7.1 5.0 5.0 4.2 4.4 4.6 6.0
West Midlands 11.5 10.7 11.5 12.1 11.1 10.7 10.5 9.1
East Anglia/Eastern 3.3 2.8 8.1 8.6 8.5 8.8 9.5 8.4
Greater London 25.0 24.1 27.0 27.1 29.6 28.1 26.9 36.2
South East 15.9 12.8 12.7 13.3 16.6 15.6 15.9 10.9
South West 8.0 9.8 6.6 6.3 5.9 6.3 6.3 9.9

England 100 100 100 100 100 100 100 100

Sources: Housing Finance Surveys 1997/98 & 1999/00, Local Government Association.
Notes: Due to differences in grossing for incomplete returns the LGA survey figures are not consistent with other tables in the Review, that are derived from the Department of the

Environment, Transport and the Regions.  
1. Standard regions for 1993/94 & 1994/95; government office regions thereafter, boundary changes impact on the North West & South East, as well as those shown with a
revised regional name. 
2. The ‘GNI’ is the General Needs Index of statistical indicators used  in the regional allocation of housing capital guidelines. The GNI regional shares shown are those for
1994/95.
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Table 62a Estate Action programme

1986-87 1987-88 1988-89 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

Financial provision (£m) 45 75 140 190 180 268 348 357 373 316 252 174 99 66 64 39

Continuing schemes 0 85 130 213 212 210 236 245 285 275 197 109 47 – – –

New schemes started, 138 106 190 162 118 163 162 163 115 – – – – – – –

of which involving private finance 18 22 14 30 41 77 107 105 57 – – – – – – –

Dwellings improved – 47,000 79,400 63,700 49,500 62,600 69,200 66,000 46,178 26,313 20,239 10,997 6,622 – – –

Disposals to the private sector 3,400 3,200 4,000 4,200 2,500 3,800 3,000 3,900 4,543 914 151 71 96 – – –

Estates where tenants

participate in management 3 7 8 30 47 46 53 39 56 – – – – – – –

Sources: Cms 1508, 1908, 2207, 2507, 2807, 3207, 3607, 3906 & 4204.
Notes: From 1994/95 the Estate Action programme has formed part of the Single Regeneration Budget (SRB), and from 1995/96 funding is provided only to complete existing schemes. Disposals of dwellings do not include Right-to-buy sales.

Table 62b City Challenge programme housing outputs

1995-96 1996-97 1997-98 Five-year

actual actual actual outputs

Dwellings completed or improved 26,038 28,989 13,277 110,154

of which, dwellings for sale 2,876 3,786 1,539 10,520

Sources: Cms 3906 & 4204.

Table 62c Single Regeneration Budget programme housing outputs

1995-96 1996-97 1997-98 Lifetime

outputs

Round 1 Rounds Rounds Rounds

1&2 1,2 & 3 1,2 & 3

actual actual actual forecast

Dwellings completed

or improved 6,960 20,530 20,530 259,000

Dwellings and buildings

with improved security 16,780 40,140 61,250 330,000

Sources: Cms 3906 & 4204.



Compendium of tables

174

Table 63a Large scale voluntary transfers of council housing in England, December 1988 - March 1999

Total Average Loan Council

Number of Number of transfer price per facilities housing Set up Treasury Useable Net

councils dwellings price dwelling at transfer debt costs ‘levy’ receipt balance

£m £ £m £m £m £m £m £m

1988/89 2 11,176 98.4 8,740 130.7 46.0 2.9 – 23.9 25.6

1989/90 2 14,405 102.2 7,090 123.5 66.0 3.0 – 24.8 8.4

1990/91 11 45,512 414.4 9,110 708.4 176.6 21.9 – 98.1 117.8

1991/92 2 10,791 92.1 8,540 176.5 51.1 4.9 – 21.8 14.3

1992/93 4 26,325 238.0 9,040 319.0 19.8 12.2 – 56.5 149.6

1993/94 9 30,103 270.5 8,990 455.3 96.6 13.9 22.8 58.4 78.7

1994/95 10 40,234 403.0 10,020 741.9 111.2 22.1 52.8 83.9 133.0

1995/96 11 44,871 481.1 10,720 966.6 208.9 23.2 48.0 99.2 109.6

1996/97 5 22,248 192.6 8,593 419.5 63.5 10.9 9.6 43.5 69.9

1997/98 6 24,405 259.6 10,637 498.2 34.0 14.2 – 61.4 150.1

1998/99 11 56,092 484.1 8,613 938.0 217.7 20.6 – 115.9 151.4

Total 72 326,162.0 3,036.0 9,230.0 5,477.6 1,091.4 149.8 133.2 687.4 1,008.4

Sources: Department of the Environment, Transport and the Regions, author’s calculations.
Notes: For the years to 1996/97 the useable receipt is the lower of either 25 per cent of the transfer price net of set up costs, or the balance left after the council housing debt and the set up costs have

been covered. The net balance is the sum available after the council housing debt and the set up costs and the useable receipt have all been covered. For stock transfers approved by the
Department of the Environment following the 1993/94 LSVT Review, a 20 per cent Treasury ‘levy’ was imposed on the receipt net of the council house debt. The ‘levy’ was also deducted before
calculating the 25 per cent useable receipt. The requirement for a ‘levy’ was suspended for three years by the 1996 Budget, as was the qualification that the 25 per cent useable receipt required
the balance of the receipt to be sufficient to cover the HRA debt. The net balance must first be set aside against any other outstanding council debt (on the ‘General Fund’). Any remaining receipt
can then also be used for capital investment. For authorities transferring since April 1997 the available HRA debt figures are those at the end of the financial year before transfer, and the useable
receipt and net balance figures are therefore only approximate estimates. ERCF supported transfers are not included in the above table.
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Table 63b Large scale voluntary transfers of council housing in England, April 1998 - March 1999

Loan

Authority Date of Number of Transfer Price per facilities Housing Set up Treasury Useable Net

transfer dwellings price dwelling at transfer debt (HRA) costs ‘levy’ receipt balance

£m £ £m £m £m £m £m £m

Tewkesbury 27/4/98 3,086 24.5 7,985 55.0 7.5 2.1 0.0 5.6 9.3

Rother 1/5/98 3,058 30.8 10,072 62.0 10.0 1.0 0.0 7.5 12.4

West Devon 22/2/99 1,446 13.5 9,200 22.0 2.1 0.4 0.0 3.3 7.7

South Somerset 1/3/99 8,883 69.3 7,795 128.0 19.5 5.0 0.0 16.1 28.7

East Lindsey 1/3/99 5,102 45.0 8,820 85.0 17.1 3.9 0.0 10.3 13.7

Manchester 8/3/99 1,030 0.9 82 35.0 10.4 n/a 0.0 0.2 0.0

South Hams 22/3/99 3,096 41.0 13,243 44.0 11.4 n/a 0.0 10.3 19.4

Telford & Wrekin 25/3/99 13,081 113.4 8,667 196.0 56.1 4.2 0.0 27.3 25.8

Enfield 29/3/99 1,194 0.0 0 33.0 6.8 n/a 0.0 0.0 0.0

Worthing 29/3/99 2,525 35.6 14,095 56.0 18.6 1.6 0.0 8.5 6.9

Bath & North East Somerset 29/3/99 9,887 79.5 8,040 180.0 30.3 2.4 0.0 19.3 27.5

Allerdale 31/3/99 3,704 30.6 8,261 42.0 27.9 n/a 0.0 7.7 0.0

Total 56,092 484.1 8,613 938.0 217.7 20.6 0.0 115.9 151.4

Source and Notes: As Table 63a.
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Table 63c Estates Renewal Challenge Fund supported transfers of council housing in England, 
April 1997 - March 1999

Authority Date of Number of ERCF Grant per Loan facilities Set up

transfer dwellings grant dwelling at transfer cost grant

£m £ £m £m

Lambeth 5/1/98 515 12.7 24,660 10.0 0.40

Oldham 9/3/98 642 5.7 8,941 9.8 0.26

Liverpool 19/3/98 493 6.5 13,164 6.0 0.20

Merton 23/3/98 1,018 13.9 13,635 24.7 0.56

Tower Hamlets 23/3/98 1,852 35.2 19,006 53.0 1.26

Hackney 30/3/98 951 10.7 11,199 33.7 0.39

Brent 30/3/98 1,481 25.0 16,874 36.0 1.37

Basildon 30/3/98 708 6.8 9,562 15.7 0.28

Stoke on Trent 31/3/98 917 10.3 11,221 3.5 0.65

1997/98 Total/average 8,577 126.8 14,773 192.4 5.37

Lambeth 20/7/98 681 8.6 12,555 13.8 0.25

Tower Hamlets 7/12/98 2,431 19.0 7,805 58.0 1.15

Wirral 25/1/99 1,082 5.2 4,799 12.5 0.45

Tameside 1/2/99 901 9.6 10,655 8.1 0.10

Liverpool 5/3/99 646 6.1 9,505 11.0 0.25

Hackney 15/3/99 1,084 10.1 9,339 24.0 0.46

Hackney 22/3/99 1,000 20.0 19,975 38.0 0.37

Manchester 29/3/99 6,657 21.1 3,165 35.0 2.90

Greenwich 29/3/99 1,280 18.0 14,077 32.0 0.50

Hackney 29/3/99 661 13.2 20,030 29.0 0.26

Allerdale 31/3/99 727 4.0 5,451 8.0 0.29

1998/99 Total/average 16,469 126.3 7,669 255.6 6.73

Overall Total/average 25,046 253.0 9,684 448.0 12.10

Source: Department of the Environment, Transport and the Regions.
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Table 64 Local authority housing revenue accounts in England
£ million

1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00

Income

Gross rent from dwellings 4,887.8 5,449.2 6,021.8 6,423.6 6,636.2 6,801.6 6,942.3 6,991.1 7,106.2 6,963.1

+ Other rents 164.2 168.7 189.5 205.4 190.4 187.6 180.0 179.4 183.8 179.1

+ Housing subsidy 3,486.4 3,687.4 3,958.2 4,059.3 4,069.3 3,853.4 3,790.2 3,633.5 3,627.4 3,232.2

+ Interest income 259.3 207.3 182.4 145.8 139.0 149.5 133.5 136.9 121.2 107.3

+ LA subsidy (sums directed) 0.8 2.9 1.7 0.6 4.0 3.4 3.0 4.7 2.4 2.7

+ Other income 323.4 418.7 323.4 339.2 349.8 341.3 353.4 347.6 332.9 342.0

= Total income 9,121.9 9,934.2 10,677.0 11,173.9 11,388.7 11,336.8 11,402.4 11,293.2 11,373.9 10,826.4

Expenditure 

Supervision and management 1,470.9 1,593.7 1,682.5 1,781.1 1,832.9 1,817.2 1,873.3 1,899.5 1,995.0 1,965.9

+ Repairs 1,971.2 2,009.7 2,119.4 2,174.0 2,232.5 2,202.6 2,214.4 2,189.2 2,252.7 2,181.3

+ Revenue to capital 268.7 437.5 390.4 333.5 463.1 621.7 542.0 462.0 474.5 319.9

+ Charge for capital 2,706.6 2,461.4 2,437.2 2,515.2 2,487.6 2,270.1 2,218.7 2,204.2 2,172.6 2,062.2

+ Gross rebates 2,468.1 2,945.8 3,526.1 3,947.3 4,132.8 4,271.3 4,351.3 4,307.1 4,475.1 4,258.7

+ Transfers 22.9 20.7 38.8 18.4 22.1 34.3 61.6 55.2 62.3 83.9

+ Other expenditure 278.6 381.2 415.8 310.0 234.7 171.0 165.4 185.0 145.1 152.6

= Total expenditure 9,187.0 9,850.0 10,610.2 11,079.5 11,405.7 11,388.2 11,435.6 11,320.3 11,578.9 11,053.3

Balances

End of year balances 317.4 462.5 595.2 730.0 751.8 728.7 687.0 691.6 295.3 295.1

Changes in balances (65.5) 131.3 142.6 105.6 6.7 (55.3) (43.4) (7.9) (203.7) (181.4)

Average number of dwellings (000s) 3,969 3,872 3,802 3,713 3,616 3,517 3,435 3,355 3,247 3,150

Source: Department of the Environment, taken from local authority subsidy claim forms, grossed up for missing authorities.
Notes: Repair expenditure includes net transfers to repair accounts. Housing subsidy comprises basic housing subsidy plus housing benefit subsidy. For an analysis of housing subsidy see Table 65. The total income and expenditure figures

exclude balances. Figures for end of year balances, and changes in balances, do not tally as they reflect the revisions made in each year’s subsidy claim forms. Stock figures are the average for the beginning and end of the year. All
figures for 1998/99 and 1999/00 are estimates. 
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Table 65 Rent ‘surpluses’, housing subsidy and housing benefit subsidy
£ million

1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

outturn outturn outturn outturn outturn outturn outturn outturn estimate plans plans plans

Positive housing subsidy 1,357 1,156 1,003 827 777 644 666 657 555 534 505 483

– Rent ‘surpluses’ 201 283 495 706 885 1,051 1,146 1,220 1,295 1,382 1,496 1,579

= Net housing subsidy 1,156 873 508 121 - 108 - 408 - 481 - 563 - 740 - 848 - 991 - 1,096

Gross rent rebates 2,505 2,877 3,453 4,005 4,250 4,431 4,455 4,345 4,215 4,351 4,502 4,568

– Rent ‘surpluses’ 201 283 495 706 885 1,051 1,146 1,220 1,295 1,382 1,496 1,579

= Net rebate subsidy 2,304 2,594 2,958 3,299 3,365 3,380 3,309 3,125 2,920 2,969 3,006 2,989

+ Positive housing subsidy 1,357 1,156 1,003 827 777 644 666 657 555 534 505 483

= Total HRA subsidy 3,661 3,750 3,961 4,126 4,142 4,023 3,975 3,783 3,475 3,503 3,511 3,472

Sources: Department of the Environment, Transport and the Regions Annual Reports, Cm 2807, Cm 3207, Cm 3607, Cm 3906 & Cm 4206.
Notes: Rent surpluses are technically described as ‘negative housing subsidy entitlements’.
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Table 66 Rents and earnings in England
£ per week

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities:

Subsidy guideline 8.47 11.42 13.92 14.77 15.52 16.12 16.77 17.42 19.02 20.97 23.05 24.89 27.34 29.40 31.60 33.88 34.70 35.36 36.35

Average rent 7.70 11.42 13.48 13.97 14.66 15.54 16.36 17.20 18.82 20.70 23.74 27.29 30.57 33.62 35.68 38.31 40.10 41.18 42.24

Housing associations:

Fair rents 12.52 13.98 15.63 17.19 18.69 19.75 21.44 22.86 25.00 26.83 29.94 32.73 36.48 38.50 42.15 44.46 48.25 51.35 54.51

Assured rents 24.50 28.97 33.93 39.03 44.87 45.90 48.42 50.24 51.40 53.16

Private tenants:

Unfurnished fair rents 10.85 12.40 14.05 14.85 16.71 17.44 19.84 20.60 24.00 24.38 28.63 31.73 35.96 38.83 42.62 45.58 50.65 53.61 59.24

Unfurnished market rents 37.42 44.80 54.10 56.96 61.15 64.58 68.71 69.18 71.11 72.01

Average male earnings 111.4 121.6 133.4 143.5 152.6 163.8 175.0 186.4 201.7 219.2 238.6 254.2 268.9 275.7 282.6 292.5 302.8 315.6 329.1

Rents as a % earnings:

Local authority rents 6.9 9.4 10.1 9.7 9.6 9.5 9.3 9.2 9.3 9.4 9.9 10.7 11.4 12.2 12.6 13.1 13.2 13.0 12.8

H.A. fair rents 11.2 11.5 11.7 12.0 12.2 12.1 12.3 12.3 12.4 12.2 12.5 12.9 13.6 14.0 14.9 15.2 15.9 16.4 16.6

H.A. assured rents 11.2 12.1 13.3 14.5 16.3 16.2 16.6 16.6 16.3 16.2

Private fair rents 9.7 10.2 10.5 10.3 11.0 10.6 11.3 11.1 11.9 11.1 12.0 12.5 13.4 14.1 15.1 15.6 16.7 16.5 18.0

Private market rents 17.1 18.8 21.3 21.2 22.2 22.9 23.5 22.8 22.3 21.9

Sources: Cm 1908, Cms 288-II, Regional Trends, Determination of Reckonable Income 1988/89, Rent Officer Statistics, Answer to Parliamentary Question 26/7/93. Housing and Construction Statistics, New Earnings Surveys, NFHA CORE
Quarterly Bulletin.

Notes: Local authority average rents are for the April of each year; the guideline rents refer to the financial year. The average local authority rent for April 1999 is £43.82, and the average guideline rent for 1999/00 is £37.62. Housing
association assured rents exclude service charges. Private market rents are those determined by the rent officer when referred for housing benefit purposes. 1998 housing association fair rents, and private fair and market rent
figures are for the second quarter of the year. Earnings figures are average male manual earnings for England.
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Table 67 Average weekly local authority rents by region
£ per week

Increase

1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1988/89 to

1997/98

%

London 22.06 24.65 29.10 36.76 41.77 45.72 47.05 50.76 53.11 54.34 55.32 150.8

Eastern 18.15 19.68 23.88 27.89 31.55 35.10 37.72 40.20 41.41 42.74 44.20 143.5

Rest of South East 20.11 22.33 27.18 31.21 35.34 38.82 42.01 44.40 45.99 47.09 48.34 140.4

South West 18.59 20.00 24.21 27.17 31.13 34.34 37.18 39.62 40.79 41.65 42.81 130.3

Merseyside 19.57 20.71 22.13 25.99 28.28 29.73 32.14 37.47 41.43 41.86 42.30 116.1

North West 17.66 19.76 21.94 24.64 27.57 29.85 32.22 34.63 36.80 37.49 38.80 119.7

West Midlands 18.61 20.79 23.78 25.98 28.86 31.47 33.13 35.34 37.29 37.92 39.02 109.7

East Midlands 17.82 19.33 21.12 23.23 25.66 27.91 30.02 32.62 34.23 35.65 36.76 106.3

North East 18.25 19.82 21.02 23.17 25.39 28.09 30.00 32.25 33.37 34.08 35.12 92.4

Yorkshire & Humberside 17.31 18.35 19.84 21.78 23.54 25.63 27.67 29.75 31.49 32.54 34.04 96.6

England 19.01 20.86 23.92 27.59 30.84 33.70 35.79 38.41 40.17 41.23 42.01 121.0

Source: Department of the Environment, Transport and the Regions.
Notes: Rent figures are the average for the financial year. 1998/99 figures are provisional.
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Table 68 Housing association and private sector assured rents in 1997/98
£ per week

Letting type & North Merseyside North Yorkshire & West East Eastern London South South
size of dwelling West East Humberside Midlands Midlands East West

Housing associations £ £ £ £ £ £ £ £ £ £

Relets:
Bedsits 38.52 34.74 37.85 37.73 43.76 42.51 42.64 47.37 49.17 44.20
One bedroom 48.59 39.59 41.86 44.78 48.24 47.44 48.13 53.96 53.68 49.30
Two bedroom 49.24 41.96 46.54 48.86 51.99 52.22 55.56 63.71 61.81 56.07
Three bedroom 54.45 50.88 51.89 54.26 57.39 56.81 61.83 74.23 69.66 63.12
Four (+) bedroom 64.31 57.19 54.87 61.23 66.63 59.82 66.86 84.41 75.91 69.48

New lets:
Bedsits 56.96 44.45 36.60 46.69 41.03 38.03 42.00 46.54 45.19 54.06
One bedroom 51.49 45.64 45.59 51.25 49.91 50.18 51.80 57.81 57.09 52.84
Two bedroom 55.32 52.06 52.16 55.69 54.42 54.44 60.98 68.69 66.49 58.27
Three bedroom 61.61 56.80 58.44 61.56 59.69 58.47 67.49 79.07 75.11 64.56
Four (+) bedroom 70.43 63.91 59.76 72.78 70.27 63.72 75.93 90.59 83.58 70.95

Private unfurnished lettings

Property specific rents:
Bedsits 48.60 44.15 48.71 41.23 44.22 37.95 50.20 70.83 56.34 48.13
One bedroom 57.11 56.99 46.69 52.89 57.15 50.55 67.76 94.52 72.50 64.50
Two bedroom 66.03 69.53 52.90 62.77 69.45 60.20 79.96 119.89 91.61 77.31
Three bedroom 72.03 74.39 57.71 66.50 71.85 62.97 86.05 135.10 101.37 83.43
Four bedroom 78.17 81.34 64.00 70.52 77.65 65.95 91.99 153.29 109.34 92.29

Local reference rents:
Bedsits 51.37 47.72 52.03 45.08 50.71 42.45 53.25 82.39 59.78 52.38
One bedroom 64.20 63.24 57.64 58.19 64.63 56.25 70.65 111.06 76.36 70.05
Two bedroom 71.16 75.38 66.11 67.16 73.87 64.58 82.69 134.70 95.80 82.17
Three bedroom 79.43 80.44 76.68 72.86 78.75 69.97 90.02 150.06 107.93 89.96
Four bedroom 90.34 88.58 89.99 81.85 88.09 75.70 100.76 170.30 118.40 102.15

Source: Guide to local rents 1998, Source 32, Housing Corporation.
Notes: Rents for housing associations are for all lettings of assured tenancies, including those in sheltered schemes. Rents are inclusive of service charges eligible for housing benefit. Rents for private unfurnished lettings are the averages

determined by rent officers in housing benefit cases. The property specific rents are those set for the specific properties referred to rent officer, and are not representative of the overall private rented market. The local reference
rents are the rent officer’s estimate of the local average market rent for the localities in which the referred tenancies are located. Rents for private lets are categorised by the number of habitable rooms. It is assumed that all
private lettings comprise one living room, and that all other habitable rooms are bedrooms. Private rent figures exclude cases where the rent has been determined on the basis that the dwelling is deemed to be under-occupied.
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Table 69 Welsh housing capital expenditure
£ million

1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Gross investment

Local authorities:

HRA acquisitions and newbuild 44.5 41.5 47.3 36.0 26.2 28.5 39.7 32.2 28.5 20.4 11.7 11.9 9.7 6.1 11.2 12.8 5.4

+ HRA renovation 24.3 47.6 48.2 44.2 49.7 78.3 98.0 99.7 147.2 105.8 85.0 78.7 87.6 90.8 89.7 56.2 60.8

+ Enveloping and environmental works 0.3 0.4 1.6 4.6 4.8 9.1 13.6 15.9 22.0 26.2 6.8 8.5 15.2 0.0 18.3 15.8 15.1

+ Slum clearance 2.0 0.9 0.9 1.0 0.6 0.6 0.4 0.5 0.5 0.7 0.5 0.7 0.9 0.6 0.7 0.9 0.4

+ Low cost home ownership 0.6 1.1 0.8 0.7 0.4 1.3 1.7 2.1 3.2 3.4 2.7 1.2 0.9 2.6 7.3 13.8 7.6

+ Improvement grants etc. 18.5 42.5 109.3 80.3 55.3 65.4 70.7 68.5 70.5 93.5 129.7 181.4 176.6 191.5 177.3 171.9 143.1

+ Private housing loans 5.7 6.5 8.0 4.5 2.4 4.0 3.9 3.3 2.0 5.1 1.1 1.0 0.6 0.4 0.2 0.1 0.1

+ Loans/grants to housing associations 0.2 0.5 11.7

= Total local authorities 95.9 140.5 216.1 171.3 139.4 187.3 228.1 222.7 285.6 255.1 237.5 283.4 291.5 292.0 304.7 271.0 236.6

+ Housing for Wales 32.3 44.9 41.0 39.0 40.6 51.5 64.5 72.7 90.4 116.0 132.5 173.9 140.9 125.4 108.7 98.5 68.6

+ Total gross investment (A) 128.2 185.4 257.1 210.3 180.0 238.8 292.6 295.4 376.0 371.1 370.0 457.3 432.4 417.4 413.4 369.5 305.2

Capital receipts:

Local authorities 65.5 86.0 79.2 91.1 72.0 82.3 84.7 137.8 183.0 87.2 64.8 55.5 71.5 63.1 50.6 49.3 49.8

+ Housing for Wales 1.0 1.5 7.8 4.4 3.8 5.1 7.1 6.9 8.0 9.5 7.8 10.9 9.3 10.8 6.5 6.7 3.2

= Total receipts (B) 66.5 87.5 87.0 95.5 75.8 87.4 91.8 144.7 191.0 96.7 72.6 66.4 80.8 73.9 57.1 56.0 53.0

Total net investment (A-B) 61.7 97.9 170.1 114.8 104.2 151.4 200.8 150.7 185.0 274.4 297.4 390.9 351.6 343.5 356.3 313.5 252.2

Sources: Welsh Housing Statistics, Welsh Office.
Notes: Housing for Wales took over from the Housing Corporation from 1989/90. Housing for Wales figures include credit approvals vired from Welsh local authorities.
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Table 70 Welsh housing capital plans and investment
£ million

1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

Local authorities:

Capital receipts initiative 9.5 30.9

Credit approvals 117.9 128.9 117.7 120.2 84.9 84.7 92.3

Grants 136.3 138.3 143.8 136.3 115.7 102.7 108.8

Grants and credit approvals 141.9 153.2 115.2 115.0 183.9 194.3 262.6 254.2 267.2 261.5 256.6 210.1 217.3 201.1

+ Net local financial resources 45.4 74.9 107.5 170.6 70.5 43.2 20.8 37.3 24.8 43.3 8.8 26.5 18.0 18.0

= Gross investment (A) 187.3 228.1 222.7 285.6 254.4 237.5 283.4 291.5 292.0 304.7 265.4 236.6 235.3 219.1

Housing associations:

Net provision 46.4 57.1 59.2 65.2 92.2 107.4 151.7 122.1 110.8 96.5 85.3 59.9 63.2 68.0

+ Housing association resources 5.0 5.0

+ Local authority transfers 0.0 1.7 6.6 17.2 14.3 17.3 11.3 9.5 3.8 5.7 6.5 5.5 0.0 0.0

+ Capital receipts 5.1 5.7 6.9 8.0 9.5 7.8 10.9 9.3 10.8 6.5 6.7 3.2 2.7 2.7

= Gross provision 51.5 64.5 72.7 90.4 116.0 132.5 173.9 140.9 125.4 108.7 98.5 68.6 70.9 75.7

+ Private finance 0.0 7.8 7.5 22.0 33.0 53.0 73.4 70.4 68.0 76.2 75.1 54.9 56.0 60.0

= Gross investment (B) 51.5 72.3 80.2 112.4 149.0 185.5 247.3 211.3 193.4 184.9 173.6 123.5 126.9 135.7

Total gross investment (A+B) 238.8 300.4 302.9 398.0 403.4 423.0 530.7 502.8 485.4 489.6 439.0 360.1 362.2 354.8

Sources: Departmental reports by the Welsh Office; Cms 1916, 2215, 2515, 2815, 3215, 3615, 3915 & 4216, Welsh Housing Statistics.
Notes: Welsh Office estimates of 1997/98 and 1998/99 local authority local resources and outturn investment. Compatible figures showing the splits between grants and credit approvals are not available for years prior to 1993/94.

Housing association figures for 1998/99 onward do not include credit approvals vired from local authorities. Vired credit approvals in earlier years are not included in the local authority figures. Net local financial resources include
the use of capital receipts and revenue contributions to capital outlay, as well as other sources of funding. They are also net of decisions by councils to use ‘housing’ credit approvals to finance investment in other services. For the
years to 1997/98 net local financial resources are balancing figures between Welsh Office capital provision and local outturn housing investment.
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Table 71a Welsh local authority housing revenue accounts
£ thousands

1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90

Income:
Net rents from dwellings 143,327 151,426 89,287 86,082 91,054 94,030 86,908 100,525 104,433

+ Rent rebates 24,802 42,442 106,011 118,912 127,088 133,068 131,830 146,591 153,222

= Total rent from dwellings (A) 168,129 193,868 195,298 204,994 218,142 227,098 218,738 247,116 257,655

Rate fund contributions:
Rent rebate administration 768 1,001 1,431 1,317 1,683 2,318 1,918 2,357 3,246

+ Other rate fund 11,171 11,104 7,336 4,742 3,495 2,998 5,994 7,852 3,994

= Total from rate funds (B) 11,939 12,105 8,767 6,059 5,178 5,316 7,912 10,209 7,240

+ Rents from land etc. 1,751 1,891 1,926 1,990 2,089 2,314 2,241 2,588 3,041
+ Government subsidy 34,624 10,102 8,832 7,104 10,024 8,698 10,995 11,987 14,808
+ Mortgage interest from former tenants 6,562 13,414 15,374 15,805 15,108 13,311 11,210 11,435 13,469
+ Interest from capital receipts 4,593 8,546 11,034 13,507 18,062 19,205 18,039 24,043 33,020
+ Other income 7,098 7,202 8,048 8,573 11,346 12,054 11,978 15,759 15,130

= Total all other income (C) 54,628 41,155 45,214 46,979 56,629 55,582 54,463 65,812 79,468

Total income (A+B+C) 234,696 247,128 249,279 258,032 279,949 287,996 281,113 323,137 344,363

Expenditure:
Supervision & management 30,241 32,486 33,967 35,131 38,273 41,384 43,293 51,993 58,833

+ Repairs & maintenance 57,860 67,467 72,979 76,500 77,822 88,213 87,883 92,250 105,816
+ Debt charges 135,566 135,104 132,699 140,479 149,398 146,059 142,441 153,809 160,863
+ Capital expenditure met from revenue 3,742 3,633 3,848 4,034 3,255 4,453 4,260 6,479 5,699
+ Transfers to rate funds – – 1,090 910 1,457 1,448 300 2,317 8,770
+ Other expenditure 1,894 2,045 1,844 2,059 2,844 4,405 5,819 5,681 7,627

= Total expenditure 229,303 240,735 246,427 259,113 273,049 285,962 283,996 312,529 347,608

Dwellings in HRA (000s) 279 277 259 255 251 255 230 235 226

Source: Welsh Housing Statistics.
Notes: From 1983/84 the introduction of the Unified Housing Benefit Scheme transferred the payment of housing benefit from the DSS to local authorities. As a result, from that date there is a large change in the balance between net

rents and rent rebates.



Social housing expenditure plans

185

Table 71b Welsh local authority housing revenue accounts
£ thousands

1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

Income:

Net rents from dwellings 115,295 123,899 124,512 123,746 125,355 129,612 128,193 128,765 129,977

+ Rebates 165,042 183,517 208,729 227,062 244,050 256,362 270,126 269,495 271,503

= Total rent from dwellings 280,337 307,416 333,241 350,808 369,405 385,974 398,319 398,260 401,480

+ Rents from land etc. 2,934 3,407 3,674 3,813 3,851 3,861 3,606 5,023 5,514

+ Government subsidy 164,945 175,843 188,590 189,972 194,272 192,357 191,758 184,864 179,606

+ Sums transferred into the HRA 5,854 86 136 118 113 108 97 102 97

+ Credit to the HRA 14,867 11,036 8,084 6,229 5,971 5,478 4,585 3,480 3,528

+ Other transfers 7,491 1,442 159 206 845 251 325 175 525

+ Other income 5,711 8,705 10,646 10,236 9,162 8,419 8,242 11,199 11,492

+ Credit balance from previous year 24,59 121,439 25,513 34,745 37,390 38,595 29,456 24,477 18,826

= Total income 506,730 529,374 570,043 596,127 621,009 635,043 636,388 627,580 620,708

Expenditure:

Supervision & management 59,992 67,017 73,320 74,229 76,896 81,153 84,805 86,360 89,992

+ Repairs & maintenance 114,214 112,164 112,337 119,648 123,655 126,290 124,467 122,601 115,427

+ Expenditure for capital purposes 46,701 31,753 36,213 23,719 25,163 25,264 25,120 29,341 28,611

+ Net debit to HRA 96,539 106,265 102,049 101,501 108,939 108,991 101,392 97,512 98,752

+ Other expenditure/transfers 2,803 2,586 2,650 7,535 3,711 3,149 3,075 3,356 2,387

+ Rent rebates 165,042 183,517 208,729 227,062 244,050 256,362 270,126 269,495 271,503

+ Debit balance from previous year 0 559 0 5,043 0 4,378 2,926 89 0

+ Balance at year end 21,439 25,513 34,745 37,390 38,595 29,456 24,477 18,826 14,036

= Total expenditure 506,730 529,374 570,043 596,127 621,009 635,043 636,388 627,580 620,708

Source: Welsh Housing Statistics.
Note: In the main this analysis follows the same format as Table 71a. However some changes are inevitable due to the introduction of the 1989 Act housing finance regime.
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Table 72 Housing subsidy and housing benefit subsidy in Wales
£ million

1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

Basic housing subsidy:

Positive entitlements 17.8 7.6 7.4 3.1 3.1 2.3 0.6 0.9 1.2 0.5

– Negative entitlements 10.5 17.4 23.2 33.6 47.8 65.1 76.1 81.1 89.3 90.4

= Net housing subsidy 7.3 - 9.8 - 15.8 - 30.5 - 44.7 - 62.8 - 75.5 - 80.2 - 88.1 - 89.9

Gross rent rebate subsidy 165.9 184.4 210.8 228.2 245.9 258.1 268.4 265.6 262.2 270.4

– Negative basic housing

subsidy entitlements 10.5 17.4 23.2 33.6 47.8 65.1 76.1 81.1 89.3 90.4

= Net rent rebate subsidy 155.4 167.0 187.6 194.6 198.1 193.0 192.3 184.5 172.9 180.0

Combined housing subsidy 173.2 174.6 195.0 197.7 201.2 195.3 192.8 185.4 174.1 180.5

Source: Welsh Office, derived from housing subsidy claims.
Notes: The combined housing subsidy is conventionally presented as the sum of positive basic housing subsidy entitlements and net rent rebate subsidy. Alternatively it could be expressed as the sum

of net basic housing subsidy entitlements and gross rent rebate subsidy. This would make the role of negative housing subsidy entitlements more explicit.
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Table 73 Rents and earnings in Wales
£ per week

1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Local authorities:

Subsidy guideline 22.98 24.73 27.31 29.12 31.31 33.58 34.50 35.24 36.21

Average rent 11.43 13.93 14.55 15.51 16.53 17.23 17.91 19.74 22.35 23.49 26.44 29.21 31.32 33.44 35.35 37.29 38.68 39.14

Housing associations:

Fair rents 13.53 15.19 16.17 17.77 18.67 20.86 22.15 24.58 26.06 30.08 32.02 34.60 35.37 38.52 40.08 42.71 44.75 46.68

Assured rents 26.00 30.73 34.64 39.55 42.51 43.43 42.16 42.44 41.87 42.47

Private tenants:

Unfurnished fair rents 10.10 11.15 11.77 13.29 14.12 16.40 17.48 20.96 21.98 23.87 26.65 29.29 31.51 34.08 35.63 39.18 40.57 41.35

Unfurnished market rents 29.75 35.38 42.25 46.37 51.13 53.92 58.65 57.26 59.04 60.59

Average male earnings 120.3 134.7 140.2 148.9 159.6 167.9 180.4 193.1 209.8 224.7 239.3 254.3 258.6 272.3 284.4 295.0 312.3 327.0

Rent as a % earnings

Local authority rents 9.5 10.3 10.4 10.4 10.4 10.3 9.9 10.2 10.7 10.5 11.0 11.5 12.1 12.3 12.4 12.6 12.4 12.0

H.A. fair rents 11.2 11.3 11.5 11.9 11.7 12.4 12.3 12.7 12.4 13.4 13.4 13.6 13.7 14.1 14.1 14.5 14.6 14.3

H.A. assured rents 12.4 13.7 14.5 15.6 16.4 15.9 14.8 14.4 13.4 13.0

Private fair rents 8.4 8.3 8.4 8.9 8.8 9.8 9.7 10.9 10.5 10.6 11.1 11.5 12.2 12.5 12.5 13.3 13.1 12.6

Private market rents 14.2 15.7 17.7 18.2 19.8 19.8 20.6 19.4 18.7 18.5

Sources: Welsh Office, Welsh Housing Statistics, Housing and Construction Statistics, Regional Trends, Rent Officer Statistics, New Earnings Surveys, Welsh Federation of Housing Associations.
Notes: The housing association assured tenancy rents derived from the Welsh ‘CORE’ data are mean rents net of service charges for the financial year. The housing association fair rent figures are inclusive of service charges and are

derived from Housing and Construction Statistics and Rent Officer Statistics. Private market rents are those determined by the rent officer when referred for the purposes of housing benefit. Male earnings are average Welsh male
manual earnings. Housing association fair rent, and private rent figures for 1998, are for the second quarter of the year.
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Table 74 Scottish gross housing investment
£ million

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

estimate

Cash 477 513 577 706 583 594 649 829 895 952 942 958 941 992 1,026 961 779 574 604

1997/98 prices 1,077 1,058 1,114 1,303 1,021 988 1,047 1,270 1,284 1,274 1,170 1,120 1,064 1,094 1,115 1,015 798 574 590

GDP deflator 44.3 48.5 51.8 54.2 57.1 60.1 62.0 65.3 69.7 74.7 80.5 85.5 88.4 90.7 92.0 94.7 97.6 100.0 102.4

Sources: Serving Scotland’s Needs: The Government’s Expenditure Plans 1999/00 to 2001/02, The Scottish Office, Cm 4215, and earlier editions, Scottish Office, Scottish Homes.
Notes: Gross outturn capital expenditure by local authorities, new towns, Scottish Homes and its predecessors. Includes estimates for the use of capital receipts and revenue for local authority capital investment. Excludes transfer

payments for new town stock sold to local authorities, NLF repayments, Corporation Tax and housing association use of private finance.
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Table 75 Scottish housing investment by agency
£ million

1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

Gross investment:

Local authorities1 453 604 632 643 621 587 580 594 630 700 527 364 406

+ New towns 28 31 37 45 43 33 34 35 37 35 10 – –

+ Housing Corporation 114 127 164

+ SSHA 54 67 62

+ Scottish Homes 294 288 470 581 367 361 342 313 212 200

= Total gross investment (A) 649 829 895 982 952 1,090 1,195 996 1,028 1,077 850 576 606

Capital receipts:

Local authorities 289 332 297 270 293 284 290 244 213 240 212

+ New towns 26 32 34 47 47 36 28 39 35 152 102 – – 

+ Scottish Homes2 95 111 68 65 64 65 68 85 107 80 58

= Total capital receipts (B) 204 288 418 490 412 371 385 388 393 471 422 320 270

Loan repayments (C) 30 10 132 254 4 2 2 2 2 2

= Net investment (A – B – C) 445 541 477 462 530 587 556 604 633 604 426 254 334

Sources: The Government’s Expenditure Plans, Cms 1515, 1919, 2214, 2514, 2814, 3214, 3614 and 3914, Scottish Office and Scottish Homes.
Notes: 1. Gross local authority investment includes £114 million in 1995/96 and £69 million in 1996/97 for the purchase of New Town stock. These expenditures are also reflected in the New Towns capital receipt figures. The 1997/98 and

1998/99 investment figures include spending supported by the capital receipts initative. 
2. 1988/89 receipt figure is for predecessor bodies.
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Table 76 Provision for local authority housing investment in Scotland
£ million

1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

estimate plans plans plans

HRA investment 254 291 341 452 476 486 492 476 448 475 504 579 433 308 351 313 – –

Financed by:

Borrowing 121 169 211 267 202 162 200 205 145 171 182 291 248 180 180 160 160 160

Capital receipts 132 122 128 185 274 325 290 265 289 279 290 248 162 60 69 53 – –

Revenue 1 2 2 6 14 25 32 40 23 68 102 100 – –

Non HRA investment 167 117 112 152 156 157 129 111 132 119 126 121 94 56 55 52 54 60

Financed by:

Borrowing 141 88 101 144 149 150 122 106 128 114 119 113 88 52 – – – –

Capital receipts 26 29 11 8 7 7 7 5 4 5 7 7 6 4 – – – –

New initiatives:

New Housing Partnerships 

and Energy Efficiency 13 38 58 120 170

Rough Sleepers Initiative 4 5 7 7 7

Empty Homes Initiative 2 7 5 5 5

Sources: Scottish Office, Cms 2814, 3214, 3614, 3914 & 4215.
Notes: In 1996/97 Scottish authorities were required to set aside 25% of gross capital receipts against HRA debt. In 1997/98 the set aside requirement was increased to 75%. Provision for non-HRA investment is now included within a

combined local government services block. The 1997/98 and 1998/99 non-HRA housing investment figures are provisional estimates based on local authority returns to the Scottish Office. The figures for 1999/00 onwards are
projections pro-rata to the combined local authority net capital allocations for all non-HRA services. HRA borrowing figures for 1995/96 and 1996/97 include £114 and £69 million respectively for the purchase of new town stock.
For 1997/98 and 1998/99 the Energy Efficiency and New Housing Partnerships initiatives were financed by the share of the UK ‘Capital Receipts Initiative’ allocated by the Treasury to Scotland.
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Table 77 Scottish Homes capital grants and private finance
£ million

Programme 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

estimate

Housing associations:

Capital programme (A) 202.6 194.8 220.4 255.1 263.1 268.6 278.5 255.5 173.8 165.1 166.8

+ Private finance (B) 5.4 42.9 42.3 62.5 72.5 81.4 118.0 92.4 73.8 81.3 78.6

= Total housing associations (Y) 208.0 237.7 262.7 317.6 335.6 350.0 396.5 347.9 247.6 246.4 245.4

Environmental etc. programmes (C) 11.7 11.1 9.4 8.6 7.9 5.5 6.6 6.2

Private developers (D) 2.0 8.1 14.6 15.8 28.4 33.1 29.2 29.9 21.4 20.2 26.2

+ Private finance (E) 4.5 37.0 44.8 68.5 76.0 102.7 90.0 98.9 63.6 73.3 93.1

= Total private developers (Z) 6.5 45.1 59.4 84.3 104.4 135.8 119.2 128.8 85.0 93.5 119.3

Total capital programme (A+C+D) 204.6 202.9 235.0 282.6 302.6 311.1 316.3 293.3 200.7 191.9 199.2

Total private finance (B+E) 9.9 79.9 87.1 131.0 148.5 184.1 208.0 191.3 137.4 154.6 171.7

Total capital investment (Y+C+Z) 214.5 282.8 322.1 413.6 451.1 495.2 524.3 484.6 338.1 346.6 371.0

Source: Scottish Homes Investment Bulletin 97/98, Scottish Homes.
Notes: Grants to housing associations and private developers are for both rent and sale schemes. Capital programme figures exclude investment in Scottish Homes dwellings and PES transfers from Scottish local authorities. They also

exclude revenue grants. For the years prior to 1992/93 separate figures for expenditure on private developer and other environmental and social programmes are not available, and they are both included in the private developers’
figures.
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Table 78 Scottish local authorities consolidated housing revenue account
£ thousands

Item 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00
near actual near actual

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn estimate

Expenditure:
Loan charges 429,413 463,313 496,460 519,206 526,672 514,152 488,559 489,700 501,454 502,335 478,547 452,460 440,547

+ Supervision & management 78,349 88,159 101,387 113,759 117,874 124,734 136,826 142,200 146,697 169,559 176,086 186,846 195,404
+ Repairs & maintenance 211,929 219,919 231,180 255,074 271,924 288,125 302,823 327,500 344,849 345,070 371,248 384,104 403,004
+ Other expenditure 23,171 29,625 47,420 46,090 52,818 64,760 72,768 75,600 84,790 108,614 127,539 180,332 154,888

= Total 742,862 801,016 876,447 934,129 969,288 991,771 1,000,976 1,035,000 1,077,790 1,123,588 1,153,419 1,203,740 1,193,839

Income:
Rental income 630,483 685,458 760,323 812,340 870,870 894,465 925,253 937,400 946,107 1,020,217 1,071,062 1,090,892 1,085,013

+ Housing support grant 41,900 54,521 65,373 58,317 55,570 47,470 35,852 24,200 21,900 19,430 16,428 12,613 10,614
+ General fund contribution 41,033 25,384 10,267 8,315 (892) (679) (1,814) (1,658) (2,771) (1,991) 0 0 0
+ Other income 30,903 36,081 45,316 60,056 61,631 84,313 83,848 99,442 78,306 66,664 63,511 78,611 80,643

= Total 744,319 801,444 881,279 939,028 987,179 1,025,569 1,043,139 1,059,384 1,043,542 1,104,320 1,151,001 1,182,116 1,176,370

Source: Scottish Office Statistical Bulletins and Scottish Office.
Notes: Excludes balances carried forward. General fund contributions are shown net of HRA transfers to general funds. Rental income relates to dwellings only; rents from garages etc. are included within other income.

Table 79 Average costs, rents and subsidies in Scottish housing revenue accounts

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/981998/991999/00

Average annual cost
per house (£) 688 729 758 764 810 826 852 893 987 1,124 1,240 1,351 1,405 1,463 1,609 1,640 1,782 1,946 2,029 2,083

Percentage of costs met by:
Rents etc. 50 59 66 71 71 77 83 88 90 91 94 94 95 96 98 97 98 99 99 99

+ Housing support grant 37 25 16 11 9 9 6 6 7 8 6 6 5 4 2 3 2 1 1 1
+ General fund contributions 13 16 18 18 20 14 11 6 3 1 – – – – – – – – – –

= Total 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100

Sources: Convention of Scottish Local Authorities; Scottish Office Statistical Bulletins.
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Table 80 Rents and earnings in Scotland

1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

£ per week

Local authorities:

Subsidy assumption 15.85 17.45 18.93 21.30 23.97 26.36 30.32 34.86 37.48 38.60 39.38 40.56

Average rent 7.67 9.01 9.86 10.47 11.53 12.99 14.59 16.29 18.85 20.91 23.13 24.64 26.37 27.71 28.64 31.11 33.60 35.36

Housing associations:

Fair rents 9.38 13.63 14.73 16.88 18.79 16.94 20.56 22.73 23.37 26.37 24.35 26.69 28.60 31.78 34.35 36.38 37.15 39.40

Assured rents 25.72 28.92 30.4 32.96 33.92 35.89 37.68 39.51 41.08

Private tenants:

Fair rents 8.06 10.17 12.15 12.54 15.17 16.29 17.44 19.85 21.35 23.53 25.76 29.60 29.18 – – 35.67 37.57 40.87

Housing benefit rents 55.29 57.84 59.88

Average male earnings 124.8 136.9 145.8 156.2 164.2 173.0 179.7 194.9 209.9 231.7 251.1 270.6 269.7 269.5 284.5 290.9 303.3 322.6

Rent as a % earnings

Local authority rents 6.1 6.6 6.8 6.7 7.0 7.5 8.1 8.4 9.0 9.0 9.2 9.1 9.8 10.3 10.1 10.7 11.1 11.0

H.A. fair rents 7.5 10.0 10.1 10.8 11.4 9.8 11.4 11.7 11.1 11.4 9.7 9.9 10.6 11.8 12.1 12.5 12.2 12.2

H.A. assured rents 11.1 11.5 11.2 12.2 12.6 12.6 13.0 13.0 12.7

Private fair rents 6.5 7.4 8.3 8.0 9.2 9.4 9.7 10.2 10.2 10.2 10.3 10.9 10.8 – – 12.3 12.4 12.7

Private benefit rents 19.0 19.1 18.6

Sources: Housing and Construction Statistics, Regional Trends, New Earnings Surveys, Scottish Office, Scottish Homes, Joint Centre for Scottish Housing Research.
Notes: Local authority rents are for the April of each year; rent levels assumed in subsidy calculations refer to the financial year. The April 1999 average local authority rent is £41.77 and the 1999/00 rent level assumed in the subsidy

calculation is £36.40. The housing association assured and fair rent figures from 1990 onwards are dervied from the SCORE database and are mean rents inclusive of service charges eligible for housing benefit. They are not,
however, entirely comparable with the housing association fair rent figures derived from Housing and Construction Statistics for earlier years. Earnings figures are average male manual earnings for Scotland. Scottish rent officer
statistics for private sector fair rents, and the ‘appropriate’ rents in housing benefit cases, were not collated for 1994 or 1995. The private fair rents figures for the years to 1993 are for unfurnished lettings only. The fair and market
rent figures from 1996 are for all lettings.



Compendium of tables

194

Table 81 Financial provision for housing in Northern Ireland
£ million

1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

estimated

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn plans plans plans plans

Northern Ireland Housing Executive

Grant 131 146 157 170 121 127 139 126 127 123 123 136 145 155 152 149 153

+ Net lending 118 96 99 86 80 60 54 59 46 38 40 23 - 3 - 45 - 39 - 50 - 61

+ Receipts Initiative 4 13

= Total 249 242 256 256 201 186 193 185 173 162 163 159 146 123 113 99 92

+ Housing associations 35 34 34 34 28 25 26 42 30 29 36 34 39 53 59 59 59

+ Renovation grants & enveloping 60 56 45 42 36 32 32 31 32 34 44 49 46 42 38 38 38

+ Administration & miscellaneous 2 2 2 2 2 2 2 2 2 2 2 2 2 2 2 2 2

= Total provision 346 335 337 334 268 246 253 260 239 225 245 243 234 226 228 228 228

Sources: Northern Ireland Expenditure Plans and Priorities, Cms 1517, 1917, 2216, 2516, 2816, 3216, 3616 & 4217, Depatment of the Environment for Northern Ireland.
Notes: The reduction in grant to the Northern Ireland Housing Executive (NIHE) in 1989/90 follows some £366 million of NIHE debt being written off. This had a neutral impact on the NIHE programmes. Provision for voluntary housing is

net of capital receipts. NIHE net lending figures from 1997/98 onwards are negative, as debt repayments exceed planned new investment



Social housing expenditure plans

195

Table 82 Gross housing investment in Northern Ireland
£ million

1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

estimated

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn plans plans plans

Northern Ireland Housing Executive

New house building 82 64 57 58 51 39 40 35 35 36 48 42 36 16 8 2 1

+ Land etc. purchase 9 15 10 8 8 7 10 9 12 15 11 19 17 18 14 13 13

+ Estate renovation 79 68 80 83 76 71 66 71 79 79 73 64 64 61 63 61 61

+ Other 3 4 4 5 6 4 3 7 2 3 2 2 2 2 3 3 3

= Total 173 151 151 152 141 121 120 122 128 133 134 127 119 97 88 79 77

+ Voluntary housing 40 41 44 46 38 37 41 58 49 45 50 48 54 65 70 73 77

+ Renovation grants and enveloping 60 56 45 42 36 32 32 30 32 34 44 49 46 42 38 38 38

= Gross public investment (A) 273 248 240 240 215 190 193 210 205 212 228 224 218 203 196 190 192

Capital receipts:

Northern Ireland Housing Executive 42 34 30 36 47 43 34 37 45 55 56 60 71 70 65 59 56

+ Voluntary housing 5 7 9 12 10 12 14 16 19 16 14 14 13 12 11 11 11

= Total (B) 47 41 39 48 57 55 48 52 64 71 70 74 83 82 76 70 67

Net public investment (A – B) 226 207 201 192 158 135 145 158 141 141 158 150 135 121 120 120 125

Sources: Northern Ireland Expenditure Plans and Priorties, Cms 1517, 1917, 2216, 2516, 2816, 3216, 3616, 3916 & 4217.
Note: Renovation grants and enveloping expenditure are financed from revenue in Northern Ireland.
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Table 83 Rents and earnings in Northern Ireland

Year 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

Average rent per week (£)

Northern Ireland Housing Exectuive 10.06 12.19 12.78 13.51 14.13 14.78 15.34 18.18 19.04 21.13 23.09 25.43 27.57 29.63 31.56 32.62 34.42 35.93

Housing associations 30.90 34.50 35.50

Average male earnings (£) 110.0 116.9 124.4 134.2 143.8 149.3 162.4 171.6 181.0 198.0 214.8 230.8 234.3 241.7 250.2 261.4 269.2 284.4

Rent as a % earnings

Northern Ireland Housing Executive 9.1 10.4 10.3 10.1 9.8 9.9 9.4 10.6 10.5 10.7 10.7 11.0 11.8 12.3 12.6 12.5 12.8 12.6

Housing associations 11.8 12.8 12.5

Sources: Northern Ireland Housing Statistics, Northern Ireland Housing Executive, Regional Trends, Northern Ireland New Earnings Surveys.
Notes: Earnings figures are average Northern Ireland male manual earnings. NIHE rents are for the December of the year.
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Table 84 Local authority homeless acceptances
Number of households

1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Not held to be intentionally homeless

England 60,400 91,010 100,490 109,170 113,770 122,180 140,350 144,780 142,890 132,380 122,460 121,280 116,870 102,410 105,840

+ Scotland 7,038 10,992 11,056 10,417 10,463 12,396 14,233 15,508 17,062 15,462 16,100 15,000 14,800 – –

+ Wales 4,772 4,825 5,262 5,198 6,286 7,111 9,226 9,293 9,818 10,792 9,897 8,638 8,334 4,297 4,380

= Great Britain 72,210 106,827 116,808 124,785 130,519 141,687 163,809 169,581 169,770 158,634 148,457 144,918 140,004 106,707 110,220

Held to be intentionally homeless

England 2,520 2,970 3,070 3,270 3,730 4,500 5,450 6,940 6,350 5,660 4,570 4,690 5,120 4,970 6,120

+ Scotland 938 980 1,144 1,030 1,128 1,271 1,580 1,796 2,114 1,827 1,800 1,700 1,700 – –

+ Wales 674 546 703 485 532 694 737 550 452 333 396 362 815 343 380

= Great Britain 4,132 4,496 4,917 4,785 5,390 6,465 7,767 9,286 8,916 7,820 6,766 6,752 7,635 5,313 6,500

All homeless acceptances

England 62,920 93,980 103,560 112,440 117,500 126,680 145,800 151,720 149,240 138,040 127,030 125,500 121,990 107,380 111,960

+ Scotland 7,976 11,972 12,200 11,447 11,591 13,667 15,813 17,304 19,176 17,289 17,900 16,700 16,500 – –

+ Wales 5,446 5,371 5,965 5,683 6,818 7,805 9,963 9,843 10,270 11,125 10,293 9,001 9,149 4,640 4,760

= Great Britain 76,342 111,323 121,725 129,570 135,909 148,152 171,576 178,867 178,686 166,454 155,223 151,201 147,639 112,020 116,720

Sources: Department of the Environment, Transport and the Regions, Scottish Office, Welsh Office.
Notes: The 1990 figures for Wales include 2,000 households made homeless in Colwyn Bay by flooding in the February of that year. Scottish figures are for priority need homeless and potentially homeless cases only; 1996 figures are for

1996/97; neither 1997 or 1998 figures were available at the time of compilation. The England and Wales figures for 1997 and 1998 reflect the changes in homeless legislation, and as a result no longer include ‘non priority
acceptances’. In 1996 these accounted for 3,310 acceptances in England and 3,501 acceptances in Wales.
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Table 85 Homeless households in temporary accommodation in England under the provisions of the 1985 and the 1996 Housing Acts
Number of households

1980 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Bed and breakfast 1,330 5,360 8,990 10,370 10,970 11,480 11,130 12,150 7,630 4,900 4,130 4,500 4,160 4,520 6,070

+ Hostels1 3,380 4,730 4,610 5,150 6,240 8,020 9,010 9,990 10,840 10,210 9,730 9,660 9,640 8,860 8,820

+ Private sector leasing 23,740 27,910 23,270 15,800 11,530 10,980 14,320 15,760

+ Other2 5,830 7,190 9,240 12,890 18,400 25,130 14,050 16,690 15,200 15,970 18,450 17,410 17,330 18,360

+ Homeless at home3 8,700 10,420 8,640 8,370 8,890 9,500 9,900 9,170

= Total 4,710 15,920 20,790 24,760 30,100 37,900 45,270 68,630 73,490 62,220 54,000 53,030 51,690 54,930 58,180

Sources: Homelessness Statistics, Department of the Environment, Transport and the Regions, Hansard 18/4/91, Column 186.
Notes: 1. Includes women’s refuges.

2. Includes dwellings leased by local authorities from private landlords for years prior to 1991.
3. Figures for households accepted as homeless, but that remain in their existing accommodation pending rehousing, were not collected before 1991.

Table 86 Reasons for homelessness in England
Percentages

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Parents, relatives or friends no

longer willing or able to accommodate 41 43 43 43 42 42 38 34 29 29 26 27

Breakdown of relationship with partner 18 19 17 17 16 17 19 20 22 24 25 24

Loss of private dwelling,

including tied accommodation 15 15 16 14 14 15 17 19 20 21 22 23

Mortgage arrears 9 7 6 9 12 10 8 8 8 7 6 6

Rent arrears 4 4 5 4 3 2 2 2 2 2 2 3

Other 13 12 13 13 14 16 16 16 17 17 18 18

Source: Department of the Environment, Transport and the Regions, Homelessness Statistics.
Note: Figures may not total 100 due to rounding.
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Table 87 Homelessness: categories of need
Number of households

Numbers of households Percentages

1990 1991 1992 1993 1994 1995 1996 1997 1998 1990 1991 1992 1993 1994 1995 1996 1997 1998

Priority need housholds:

Housholds with:

Dependent children 84,120 88,950 85,300 76,390 68,620 66,290 63,420 58,780 61,670 66 65 61 60 58 56 56 57 58

Pregnant member 17,470 18,830 18,530 16,500 14,060 13,430 12,930 10,470 10,690 14 14 13 13 12 11 11 10 10

Vulnerable member:

Old age 6,570 5,860 6,230 5,920 6,050 5,890 5,510 4,220 3,790 5 4 4 5 5 5 5 4 4

Physical handicap 3,950 4,430 5,440 5,400 6,050 6,550 6,250 5,310 5,020 3 3 4 4 5 6 6 5 5

Mental illness 4,220 4,750 6,070 6,490 7,100 7,430 8,180 7,030 7,220 3 3 4 5 6 6 7 7 7

Young – – 4,460 4,470 4,090 3,760 3,580 3,260 3,480 – – 3 4 3 3 3 3 3

Domestic violence – – 6,470 7,060 7,370 8,430 8,220 6,780 6,280 – – 5 6 6 7 7 7 6

Other 9,460 12,610 4,930 4,250 4,170 4,550 4,410 5,420 6,750 7 9 4 3 4 4 4 5 6

Homeless in emergency 2,300 1,820 1,270 1,150 980 1,160 1,090 1,140 940 2 1 1 1 1 1 1 1 1

Total priority need (A) 128,090 137,250 138,700 127,630 118,490 117,490 113,590 102,410 105,840 100 100 100 100 100 100 100 100 100

Non-priority need (B) 12,260 7,530 4,190 4,750 3,970 3,790 3,310 – – – – – – – – – –

Total (A + B) 140,350 144,780 142,890 132,380 122,460 121,280 116,870 – – – – – – – – – –

Source: Department of Environment, Transport and the Regions, Homelessness Statistics.
Notes: Separate figures for domestic violence and young person cases are not available for 1991 or earlier years. Percentages do not always add to 100 as a result of roundings.
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Table 88 Homelessness by region 
Number of households

Homeless acceptances In temporary accommodation

Region 1991 1992 1993 1994 1995 1996 1997 1998 1991 1992 1993 1994 1995 1996 1997 1998

London 36,310 37,550 31,570 28,690 26,690 25,730 24,850 26,480 37,130 39,580 33,040 25,990 26,060 24,100 24,540 25,430

Rest of South East 13,750 13,030 12,630 12,850 13,570 13,700 12,070 12,910 7,890 8,110 7,190 7,130 6,420 6,550 7,170 8,820

South West 9,050 8,990 9,370 9,210 9,960 9,830 8,800 9,120 2,630 3,020 2,620 2,690 2,540 2,380 2,950 4,200

Eastern 8,560 9,300 9,000 8,490 8,730 8,670 8,020 8,660 3,940 4,200 3,160 2,980 2,750 2,840 3,060 3,550

East Midlands 9,730 10,450 10,120 8,890 8,970 8,900 7,980 7,680 1,810 1,560 1,370 1,470 1,420 1,450 1,260 1,570

West Midlands 17,280 17,070 16,440 15,890 17,510 16,240 14,500 14,180 2,120 1,660 1,430 1,250 1,220 1,030 1,590 1,440

Yorkshire & Humberside 12,480 14,430 13,320 11,060 9,930 9,240 8,960 8,440 1,620 1,890 1,650 1,330 1,160 1,050 1,060 1,180

North East 7,870 7,570 6,800 6,060 6,050 5,780 4,430 4,400 430 470 490 430 430 430 670 850

North West 18,890 16,900 14,980 13,980 13,150 12,940 10,720 11,970 2,100 2,230 2,270 2,040 1,840 1,630 1,690 1,740

Merseyside 3,330 3,450 3,400 3,370 2,930 2,560 2,080 2,000 260 350 360 320 300 340 440 340

England 137,250 138,740 127,630 118,490 117,490 113,590 102,410 105,840 59,930 63,070 53,580 45,630 44,140 41,800 44,360 49,010

Source: Department of the Environment, Transport and the Regions, Homelessness Statistics.
Notes: Homeless acceptances figures are for priority need households only, and exclude households found to be intentionally homeless. Temporary accommodation figures are for the end of the year, and exclude households that are

‘homeless at home’ (see Table 85).
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Table 89a Rough Sleepers: local authority estimates of numbers of rough sleepers

Number of Number of % of

rough sleepers authorities authorities

No estimate 108 30.7

Nil - 10 156 44.3

11 - 20 43 12.2

21 - 30 22 6.3

31 - 40 8 2.3

41 - 50 5 1.4

Over 50 10 2.8

Total 352 100.0

Table 89b Rough Sleepers: survey based estimates of numbers of rough sleepers in areas
covered by the Rough Sleepers Initiative, and other areas where counts have taken place

Numbers

Initial RSI zones - central 367

New RSI zones - London 324

New RSI zones - outside London 82

Other RSI areas 425

Other counts 111

Total 1,309

Source: Shelter report on rough sleeping submitted to the Social Exclusion Unit, 1998.
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Table 90 Local authority dwelling stock, new dwellings and lettings in England
Thousands

1982-83 1983-84 1984-85 1985-86 1986-87 1987-88 1988-89 1989-90 1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98

Stock of dwellings1 4,660 4,560 4,510 4,440 4,410 4,320 4,180 4,040 3,900 3,840 3,760 3,666 3,565 3,480 3,401 3,309

Vacant dwellings1 114 113 117 113 112 103 101 99 83 75 71 70 72 80 81 82

Vacant dwellings as % of stock 2.4 2.5 2.6 2.5 2.5 2.4 2.4 2.5 2.1 1.9 1.9 1.9 2.0 2.3 2.4 2.5

Completions 27 28 27 21 18 15 16 14 13 7 2 1 1 1 0 0

Lettings2 439 429 429 437 430 426 410 390 401 406 400 405 408 415 422 404

of which:

to existing tenants 184 183 189 190 186 184 174 162 161 168 170 170 169 165 162 144

to new tenants 255 246 240 247 244 242 236 228 240 239 230 234 239 250 260 259

Homeless households as

% of new tenants 19 20 23 26 27 31 31 35 40 46 45 40 36 34 29 25

Sources: Department of the Environment Annual Reports, Expenditure Plans, Housing and Construction Statistics, Department of the Environment, Transport and the Regions.
Notes: 1. Includes dwellings awaiting demolition, and from 1986/7 dwellings owned by authorities outside their own areas. 

2. Includes non-secure lettings, and letttings to households displaced by slum clearance.
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Table 91a Lettings to new tenants by local authorities
Thousands

Region 1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

London 50.1 48.0 40.5 37.1 33.6 33.5 31.8 32.7 33.1 35.1 43.9 49.4 45.2 44.5 41.5 40.1 40.2 37.2
South East 36.4 33.1 34.0 34.1 33.2 29.3 32.0 31.2 29.6 28.4 31.4 30.1 29.4 31.0 29.4 29.0 28.8 28.3
South West 15.5 14.6 15.6 15.3 15.6 15.6 15.1 14.4 13.4 13.3 14.1 14.0 13.1 14.4 13.8 14.6 14.8 14.3
East Anglia 9.6 7.6 7.9 8.1 9.1 11.8 7.3 7.1 6.4 6.7 7.4 6.9 6.5 6.2 6.3 6.7 7.3 7.6
East Midlands 23.1 20.8 22.8 22.0 22.4 21.6 22.0 20.2 20.5 18.8 19.0 18.0 18.2 20.6 20.1 21.3 24.9 25.3
West Midlands 34.0 30.0 31.8 30.3 30.9 32.0 32.9 34.1 31.7 29.7 29.1 29.0 28.0 29.2 30.1 31.7 33.8 33.6
Yorkshire & Humberside 37.7 32.7 32.9 32.9 31.8 36.1 35.3 34.2 34.6 32.1 31.5 30.8 30.5 29.8 33.5 35.6 37.7 37.6
North 26.2 23.3 25.5 24.2 22.4 24.4 24.5 23.6 24.0 24.2 23.0 21.3 22.5 22.2 24.4 27.0 27.9 28.3
North West 42.5 41.1 44.7 41.9 41.0 42.7 42.7 44.5 42.8 40.2 40.2 39.2 36.9 36.6 40.2 43.6 44.3 46.8

England 275.1 251.2 255.7 245.9 240.0 247.0 243.6 242.0 236.1 228.5 239.6 238.6 230.2 234.3 239.3 249.7 259.7 258.9

Sources: Housing and Construction Statistics, Department of the Environment, Transport and the Regions
Notes: Lettings figures are for lettings to new tenants only, including lettings for non-secure tenancies. The regional figures are compiled from local authority HIP returns, grossed up incomplete responses.

Table 91b Lettings to homeless households
Percentage of all lettings to new tenants

Region 1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

London 27 29 32 36 40 47 52 53 51 46 48 42 48 45 44 51 49 43
South East 18 20 20 18 18 23 23 26 25 26 28 33 33 31 32 36 33 22
South West 23 22 22 20 23 27 29 34 32 34 34 36 38 35 35 35 32 18
East Anglia 18 11 11 11 11 15 22 25 26 27 30 33 31 28 27 26 24 13
East Midlands 10 11 10 10 11 15 16 20 20 20 28 37 37 30 26 26 20 13
West Midlands 16 18 19 17 22 27 28 29 30 32 39 39 41 34 30 30 27 29
Yorkshire & Humberside 10 11 12 14 14 15 15 18 18 20 23 28 31 28 22 19 15 9
North 10 9 10 11 11 11 15 18 18 20 22 26 23 19 17 15 13 8
North West 10 8 10 12 13 17 19 20 19 23 21 25 26 23 21 19 16 11

England 16 16 17 17 19 23 15 27 26 28 31 34 35 31 29 26 23 16

Sources and Notes: As Table 91a. Percentages are for secure lettings to homeless households only. In addition the majority of non-secure lettings are made to homeless households, although the proportion has declined since 1995/96,
reflecting the practice adopted by some authorities of letting ‘introductory’ tenancies. In 1997/98 non-secure lettings accounted for roughly a fifth of all lettings to new tenants. The figures for 1997/98 are for lettings to
priority need homeless, reflecting the change in homeless legislation. In 1996 non-priority homeless households accounted for 3% of all homeless acceptances in England.
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Table 92 Lettings to new tenants by size of dwelling in 1997/98

Local authority lettings Housing association nominations Lettings to homeless as a percentage of

Homeless: Other new tenants: Homeless: Other new tenants: 2 bed+ lettings to new tenants

Region Secure: Non-secure: Secure: Non-secure:

Local authorities Housing All social

1 bed 2+ bed 1 bed 2+ bed 1 bed 2+ bed 1 bed 2+ bed 1 bed 2+ bed 1 bed 2+ bed Secure Non-secure association sector

% % % %

London 4,309 7,579 3,317 3,745 9,444 6,427 1,269 1,116 1,034 2,785 3,074 4,743 54 77 37 53

South East 1,374 3,681 2,560 2,395 10,130 7,646 281 194 971 3,573 5,171 7,907 32 93 31 38

East Anglia 540 2,483 151 389 2,454 1,154 78 304 139 640 801 1,457 68 56 31 55

South West 617 1,600 496 1,110 4,164 5,843 135 325 312 1,409 1,820 3,497 21 77 29 30

East Midlands 241 599 594 1,189 10,913 10,983 352 476 209 824 1,540 2,706 5 71 23 16

West Midlands 2,555 5,746 495 1,081 9,973 10,663 1,389 1,746 322 1,079 2,052 2,444 35 38 31 35

Yorkshire & Humberside 1,082 3,925 530 1,122 11,667 15,286 1,651 2,287 208 593 2,003 1,981 20 33 23 22

North West 694 2,541 924 1,471 12,760 12,927 7,042 8,391 350 734 2,928 2,480 16 15 23 17

Northern 452 1,091 662 1,151 6,093 11,295 2,345 5,198 120 210 1,088 1,521 9 18 12 12

England 11,864 29,245 9,729 13,653 77,588 82,234 14,542 20,037 3,665 11,847 20,477 28,736 26 41 29 29

Source: Local authority HIP returns, Department of the Environment, Transport and the Regions.
Note: Homeless households are priority need cases only.
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Table 93 Housing association lettings in England
Thousands

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Stock 410 423 432 447 464 483 495 512 534 567 613 650 707 767 834 902 959 1008

Lettings 51 52 55 58 60 62 64 67 70 76 77 86 109 134 132 136 139 145

of which:

New tenants 42 43 45 47 49 51 52 54 57 60 62 69 90 112 111 114 117 122

Existing tenants 9 9 10 11 11 11 12 13 13 16 15 17 19 22 21 22 22 23

Statutory homeless – – – – – – – – – – 9 15 23 28 26 26 22 16

Lettings to homeless as a %

of all lettings to new tenants – – – – – – – – – – 14 21 25 25 23 23 19 13

Sources: Answers to Parliamentary Questions 16/7/91 and 2/2/94, Housing and Construction Statistics, Cm 2507, Cm 280, Cm 3207 & Cm 3607, CORE.
Note: For the years up to 1989/90 the lettings figures are Department of the Environment estimates. It should be noted that new housing association tenants include former council tenants transferring to a housing association letting.

Stock figures are for December. 1996/97 and 1997/98 figures are direct from CORE; figures for 1990/91 to 1995/96 are CORE based figures as published in the DoE Annual Reports.
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Table 94a Projected output from the Housing Corporation’s Approved Development Programme (ADP) - approvals

1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

outturn outturn outturn outturn outturn outturn outturn estimated forecast forecast forecast forecast

outturn

Housing for rent:

+ Mixed and public funded 9,630 39,970 43,310 43,911 40,009 23,792 31,435 17,806 17,311 18,600 16,800 16,800

+ Short life (Mini-HAG) 990 1,610 1,380 1,924 3,462 3,556 3,228 1,459 1,793 1,100 1,000 1,000

+ Housing Market Package 18,750

= Total rent (A) 10,620 41,580 63,440 45,835 43,471 27,348 34,663 19,265 19,104 19,700 17,800 17,800

Sales and incentives:

Tenants Incentive Schemes 1,650 3,240 4,800 6,687 6,353 6,817 7,445 3,614 3,106 200 200 200

+ Low cost home ownership 1,540 4,820 7,790 11,556 9,689 7,809 8,954 4,726 4,681 4,100 3,700 3,700

= Total sales/incentives (B) 3,190 8,060 12,590 18,243 16,042 14,626 16,399 8,340 7,787 4,300 3,900 3,900

Total all approvals (A+B) 13,810 49,640 76,030 64,078 59,513 41,974 51,062 27,605 26,891 24,000 21,700 21,700

Sources: Housing Corporation ADP for 1994/95 and earlier years, Cms 2207, 2507, 2807, 3207, 3607, 3906 & 4204.
Notes: Mini-HAG and TIS figures include units financed through the special homeless programmes in 1990/91 & 1991/92. Rough Sleepers Initiative and City Challenge schemes are included within the mixed/public funded rent figures.

Tenants Incentive Schemes includes Purchase Grants from 1996/97 onward.
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Table 94b Projected output from the Housing Corporation’s Approved Development Programme (ADP) - completions

1990-91 1991-92 1992-93 1993-94 1994-95 1995-96 1996-97 1997-98 1998-99 1999-00 2000-01 2001-02

outturn outturn outturn outturn outturn outturn estimated forecast forecast forecast forecast forecast

outturn

Housing for rent:

+ Mixed and public funded 17,610 21,190 32,160 38,393 38,506 40,583 29,386 22,843 22,330 22,830 18,870 17,500

+ Short life (Mini-HAG) 990 1,610 1,380 1,924 1,098 1,482 2,000 2,777 1,500 1,500 1,300 1,100

+ Housing Market Package 18,430

= Total rent (A) 18,600 22,800 51,970 40,317 39,604 42,065 31,386 25,620 23,830 24,330 20,170 18,600

Sales and incentives:

Tenants Incentive Schemes 2,270 2,690 4,780 6,450 6,525 6,400 7,029 4,262 2,900 300 200 200

+ Low cost home ownership 780 1,280 5,380 7,990 11,066 10,471 6,966 6,336 6,100 5,700 4,500 3,800

= Total sales/incentives (B) 3,050 3,970 10,160 14,440 17,573 16,871 13,995 10,598 9,000 6,000 4,700 4,000

Total all completions (A+B) 21,650 26,770 62,130 54,757 57,177 58,936 45,381 36,218 32,830 30,330 24,870 22,600

Sources and Notes: As Table 94a.

Table 95 Local authority and housing association lettings to new tenants
Thousands

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Local authorities 275 251 256 246 240 247 244 242 236 229 240 239 230 234 239 250 260 259

Housing association 42 43 45 47 49 51 52 54 57 60 62 69 90 112 111 114 117 122

Total 317 294 301 293 289 298 296 296 293 289 302 308 320 346 350 364 377 371

Sources: See Tables 90 & 93.
Note: New housing association tenants include former council tenants transferring to housing associations.
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Table 96 Welsh local authority lettings

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Stock (000s) 293 283 272 263 258 257 256 251 243 232 224 221 216 214 211 208 205 202

All lettings to new tenants 14,009 13,436 14,864 13,889 15,045 13,896 13,403 13,379 13,071 11,494 11,530 12,030 11,543 12,547 13,053 13,576 14,555 15,619

Lettings to homeless 1,531 1,460 1,696 1,597 1,766 2,149 2,054 1,872 2,424 2,429 2,473 2,674 2,754 2,471 2,058 1,949 1,681 860

Homeless lettings as

a % of all lettings 10.9 10.9 11.4 11.5 11.7 15.5 15.3 14.0 18.5 21.1 21.4 22.2 23.9 19.7 15.8 14.4 11.5 5.5

Source: Welsh Housing Statistics.
Notes: Excludes new towns. Stock figures are averages for the financial year.

Table 97 Local authority lettings in Scotland

1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97

New lettings 45,910 45,039 46,720 45,035 47,935 47,086 47,480 44,248 41,234 40,262 40,321 41,379 44,468

Percentage of new

lets to homeless 13.6 16.3 15.3 14.3 14.3 16.0 20.0 21.4 23.8 22.7 20.4 20.5 19.1

Source: Scottish Office.
Notes: New lettings include waiting list, homeless, National Mobility Scheme and other lettings, but excludes transfers and mutual exchanges. Figures also include lettings of general needs dwellings owned by other agencies to whose

stock the local authority has nomination rights. 
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Table 98 Northern Ireland Housing Executive lettings and homelessness in Northern Ireland

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Allocations to priority groups 9,966 10,621 12,824 13,152 12,491 12,417 11,877 10,940 11,357 11,357 11,637 11,170 10,489 10,280 10,455 8,826 10,164 10,946

Homelessness:

presenting 6,675 9,187 10,081 10,099 9,731 10,068 10,468 11,092 11,672

accepted A1 3,110 4,404 4,158 4,061 3,971 4,014 4,319 4,708 4,956

Placed in temporary accommodation 741 1,849 1,771 1,790 1,865 1,747 2,151 2,141 2,123

Source: Department of the Environment for Northern Ireland.
Notes: Allocations to priority groups comprise lettings to new tenants, and exclude transfers. Accepted ‘A1’ priority need corresponds to acceptances as priority need case elsewhere in the UK. Homeless legislation was only extended to

Northern Ireland in April 1989.
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Table 99 Mortgage interest tax relief

1970/71 1975/76 1980/81 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00

Basic rate of relief (%) 32 35 30 30 29 27 25 25 25 25 25 25 20 15 15 15 10 10

Cost of tax relief (£m) (A) 298 1,004 2,188 4,750 4,670 4,850 5,400 6,900 7,700 6,100 5,200 4,300 3,500 2,700 2,400 2,700 1,900 1,400

Of which:

Option mortgage 

scheme (£m) (B) 13 109 228 – – – – – – – – – – – – – – –

In excess of basic rate 

of income tax (£m) – – 130 260 300 400 350 420 470 – – – – – – – – –

Number of recipients 

(000s) (C) 2,960 4,820 5,860 8,100 8,450 8,750 9,200 9,400 9,600 9,700 9,800 10,000 10,400 10,500 10,600 10,700 10,800 10,800

Average tax relief ((A-B)/C) 95 185 335 585 555 555 585 735 800 630 530 430 340 260 230 250 180 130

Sources: Inland Revenue Statistics, Parliamentary Questions.
Notes: The number of recipients is the number of tax units in receipt of mortgage interest tax relief. This does not include households assisted through the Option Mortgage scheme. The 1970/71 and 1975/76 figures are the author’s

estimates based on 95% of the number of mortgages (the average tax unit to mortgage ratio for the early 1980s); the figures on the number of tax units are not available. The Option Mortgage scheme provided the equivalent of
mortgage interest relief (MITR) to lower income households that did not have a sufficient income to attract the tax liability against which MITR could be offset. It operated from 1968 to 1983. Relief at higher rates of income tax
was abolished from 1991/92. The 1998/99 figures are provisional; the 1999/00 figures are estimates based on average interest rates at 5.5%. MITR is to be abolished from April 2000.
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Table 100 Regional distribution of mortgage interest tax relief
£ million

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

Northern 80 70 95 100 140 180 200 210 250 310 350 310 230 200 160 130

North East 110 100 110

Yorkshire & Humberside 155 150 160 210 260 340 350 360 370 460 510 450 340 300 280 210 190 220

North West 200 180 215 260 330 440 490 510 530 690 770 640 500 430 340 270

North West 240 230 260

Merseyside 50 40 40

East Midlands 115 110 130 180 230 300 320 330 340 430 480 410 340 280 240 190 170 190

West Midlands 160 190 170 230 280 370 350 360 430 550 620 510 400 340 280 220 200 220

East Anglia 50 60 75 90 130 170 170 180 220 270 300 250 180 170 140 110

Eastern 280 240 260

Greater London 280 290 260 400 500 670 620 650 780 980 1,100 710 740 580 390 310 270 300

Rest of South East 555 600 650 740 950 1,270 1,220 1,260 1,350 1,750 1,940 1,510 1,390 1,090 880 650

Rest of South East 480 440 490

South West 140 170 140 230 300 400 380 400 520 660 730 570 480 400 350 260 230 260

England 1,735 1,820 1,900 2,440 3,120 4,140 4,100 4,260 4,790 6,100 6,800 5,360 4,600 3,790 3,060 2,350 2,090 2,350

+ Wales 65 80 80 110 150 200 210 220 180 240 270 230 190 150 130 110 100 110

+ Scotland 125 120 140 190 260 350 300 310 370 470 530 420 340 300 260 200 180 200

+ Northern Ireland 35 30 30 40 50 60 60 60 60 90 100 90 70 60 50 40 30 40

= United Kingdom 1,960 2,050 2,150 2,780 3,580 4,750 4,670 4,850 5,400 6,900 7,700 6,100 5,200 4,300 3,500 2,700 2,400 2,700

Sources: Answers to Parliamentary Questions 17/3/93 and 29/11/93; Inland Revenue Statistics.
Notes: Figures exclude the Option Mortgage scheme that operated until 1983/84. Figures from 1996/97 onward are only available for government office regions, while figures for earlier years are for standard regions. For 1995/96 only

figures are shown for both standard regions and government office regions. Where the standard and government office regions are identical the data is set out in a single row. Where the government office regions boundaries
and/or names differ the figures are shown in the row(s) below the closest corresponding standard region. The names of government office regions (where they differ from standard regions) are shown inset and in italics.
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Table 101 Distribution of mortgage interest tax relief by income band

Income bands Cost of mortgage tax relief (£ million) (A) Numbers receiving tax relief (000s) (B)

1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

£0-5,000 190 270 260 340 310 310 190 170 220 450 490 620 840 840 1,090 980 940 1,020

£5-10,000 970 640 420 520 420 360 280 210 210 1,660 1,050 850 1,130 1,120 1,250 1,260 1,160 990

£10-15,000 1,520 1,520 1,170 1,360 1,050 770 550 480 540 2,320 2,060 1,920 2,670 2,540 2,320 2,200 2,110 2,190

£15-20,000 1,480 1,670 1,450 1,340 1,050 770 590 550 520 2,030 2,110 2,180 2,400 2,330 2,150 2,210 2,370 2,020

£20-25,000 980 1,240 1,120 600 560 520 440 360 460 1,210 1,530 1,600 1,050 1,220 1,360 1,590 1,520 1,730

£25-30,000 570 750 590 300 260 280 260 260 280 660 850 870 510 570 720 900 1,040 1,030

£30-40,000 650 770 590 370 320 260 210 200 250 550 710 850 610 640 650 740 810 920

£40,000 + 570 840 500 370 330 230 180 170 220 420 600 710 590 640 560 620 650 800

Table 101 (continued) Distribution of mortgage interest tax relief by income band

Income bands Average tax relief (£ per annum) (A/B) Percentage of total tax relief by income band

1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98

£0-5,000 420 550 430 410 370 290 200 180 220 2.7 3.5 4.3 6.5 7.2 8.9 7.0 7.1 8.1

£5-10,000 580 610 490 460 380 290 220 180 220 14.0 8.3 6.9 10.0 9.8 10.3 10.4 8.8 7.8

£10-15,000 660 740 610 510 410 330 250 220 240 21.9 19.7 19.2 26.2 24.4 22.0 20.4 20.0 20.0

£15-20,000 730 800 660 560 450 360 260 230 260 21.4 21.7 23.8 25.8 24.4 22.0 21.9 22.9 19.3

£20-25,000 790 810 700 570 460 380 270 240 270 14.1 16.1 18.4 11.5 13.0 14.9 16.3 15.0 17.0

£25-30,000 860 880 680 590 460 390 290 250 270 8.2 9.7 9.7 5.8 6.0 8.0 9.6 10.8 10.4

£30-40,000 1,180 1,090 690 610 500 410 290 250 280 9.4 10.0 9.7 7.1 7.4 7.4 7.8 8.3 9.3

£40,000 + 1,360 1,400 700 630 510 400 300 260 280 8.2 10.9 8.2 7.1 7.7 6.6 6.7 7.1 8.1

Sources: Inland Revenue Statistics, Parliamentary Questions 12/7/93 and 2/11/93.
Note: The numbers receiving relief are defined as the number of tax units.
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Table 102a Subsidies for local authority housing in Great Britain
£ million

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

England:

Exchequer subsidy 1,423 881 444 335 381 482 459 445 535 636 1,156 873 508 121 (108) (408) (481) (563) (740)

+ Rate fund transfers 309 327 252 291 288 258 277 279 309 83 (19) (19) (25) (17) (19) (28) (44) (47) (57)

= Total net subsidy 1,732 1,208 696 626 669 740 736 724 844 719 1,137 852 483 104 (127) (436) (525) (610) (797)

Wales:

Exchequer subsidy 68 35 10 9 7 10 9 11 12 15 7 (10) (16) (31) (45) (63) (76) (80) (86)

+ Rate fund transfers 22 12 12 8 5 4 4 8 8 (2) 6 0 0 0 0 0 0 0 0

= Total net subsidy 90 47 22 17 12 14 13 19 20 13 13 (10) (16) (31) (45) (63) (76) (80) (86)

Scotland:

Exchequer subsidy 228 162 105 72 67 64 44 42 55 65 58 56 47 36 24 22 19 16 13

+ Rate fund transfers 80 106 125 123 139 98 75 41 25 10 8 (1) (1) (2) (2) (3) (2) 0 0

= Total net subsidy 308 268 230 195 206 162 119 83 80 76 67 55 47 34 23 19 17 16 13

Great Britain:

Exchequer subsidy 1,719 1,078 559 416 455 556 512 498 602 716 1,221 919 539 126 (129) (449) (538) (627) (813)

+ Rate fund transfers 411 445 389 422 432 360 356 328 342 91 (5) (20) (26) (19) (21) (31) (46) (47) (57)

= Total net subsidy 2,130 1,523 948 838 887 916 868 826 944 808 1,217 897 514 107 (149) (480) (584) (674) (870)

Sources: See Tables 64, 65, 71, 72 and 78 above. Additional information from Department of the Environment, Transport and the Regions.
Notes: Figures for transfers between the General Fund and the Housing Revenue Account for the years to 1989/90 are the net result of transfers in and out of the HRA. Figures for housing subsidy in England and Wales from 1990/91 are

for net basic housing subsidy (positive housing subsidy entitlements less negative subsidy entitlements). Housing benefit subsidy is not included in this table.
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Table 102b General subsidies per local authority dwelling
£ per annum

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

England:

Exchequer subsidy 286 179 93 72 84 106 103 102 126 155 291 225 134 33 - 30 - 116 - 140 - 168 - 228

+ Rate fund transfers 62 66 53 63 63 57 62 64 73 20 - 5 - 5 - 7 - 5 - 5 - 8 - 13 - 14 - 18

= Total net subsidy 348 245 146 135 147 163 165 166 198 175 286 220 127 28 - 35 - 124 - 153 - 182 - 245

Wales:

Exchequer subsidy 231 124 37 34 27 39 35 44 49 65 31 - 46 - 74 - 145 - 213 - 303 - 371 - 394 - 430

+ Rate fund transfers 75 42 44 31 19 16 16 32 33 - 9 27 0 0 0 0 0 0 0 0

= Total net subsidy 306 166 81 65 47 54 51 76 82 56 58 - 46 - 74 - 145 - 213 - 303 - 371 - 394 - 430

Scotland:

Exchequer subsidy 255 182 119 82 78 75 52 51 68 85 78 77 67 54 37 35 30 26 22

+ Rate fund transfers 89 119 141 141 161 115 89 49 31 13 11 - 1 - 1 - 3 - 3 - 5 - 3 0 0

= Total net subsidy 345 301 260 223 239 190 141 100 99 100 90 76 67 51 35 30 27 26 22

Great Britain:

Exchequer subsidy 279 177 94 72 80 99 92 92 113 140 247 191 114 27 - 29 - 103 - 126 - 150 - 201

+ Rate fund transfers 67 73 66 73 76 64 64 60 64 18 - 1 - 4 - 6 - 4 - 5 - 7 - 11 - 11 - 14

= Total net subsidy 345 250 160 145 157 163 156 152 178 158 246 186 109 23 - 33 - 110 - 137 - 162 - 215

Sources: As Table 102a.
Notes: Average figures per dwelling are calculated by dividing the figures in Table 102a by the average HRA stock figures for the year.
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Table 103 Mortgage interest taken into account for Income Support and Job Seekers Allowance

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Average mortgage interest:

£ per week 10.18 12.18 13.87 11.93 15.18 – 18.96 19.31 18.33 24.18 33.41 43.27 43.98 41.92 37.81 39.16 36.98 33.60 37.16

£ per annum (A) 529 633 721 620 789 – 986 1,004 953 1,257 1,737 2,250 2,287 2,180 1,966 2,036 1,923 1,747 1,933

Number of claimants (000s) (B) 134 196 235 242 277 – 356 334 300 281 310 411 499 555 529 499 451 378 335

Total mortgage interest

per annum (£ million) (A x B) 71 124 170 150 219 – 351 335 286 353 539 925 1,141 1,210 1,040 1,016 867 660 648

Sources: Annual Statistical Enquiries, Parliamentary Question 9/7/91, Income Support Quarterly Statistics, Job Seekers Allowance Quarterly Statistics.
Notes: All figures are for the May of the year. Figures to 1990 show mortgage interest liabilities taken into account in calculating eligibility for Income Support, and in earlier years Supplementary Benefit. From 1990 onwards the figures

are based on actual help provided , and are net of non-dependant deductions etc. From 1988 to 1995 the average figure for weekly mortgage interest was somewhat depressed by the regulation restricting new claims to 50% of
eligible mortgage costs during the first 16 weeks of a claim. The figures from 1996 reflect the further restrictions on initial help with mortgage costs introduced in October 1995. The 1997 and 1998 figures also reflect the
introduction of the Job Seekers Allowance. No 1985 figures are available.
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Table 104 Range of mortgage interest taken into account for Income Support and Job Seekers Allowance
Percentage of all claimant cases not affected by restrictions during initial period of claim

Full weekly interest

payment liabilities 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

£0 - £20 54 43 30 30 32 35 32 33 37 34

£20 - £40 28 29 27 28 28 30 30 30 29 30

£40 - £60 11 13 18 17 16 16 17 16 15 18

£60 - £80 3 7 9 9 9 9 9 9 8 9

£80 - £100 1 3 5 4 6 5 6 5 3 5

£100 + 2 6 10 13 9 6 6 7 3 4

Average amount (£ per week) 24.46 34.42 46.34 46.01 44.31 39.69 40.49 37.78 33.87 37.16

Sources: Annual Statistical Enquiries, Income Support Statistics Quarterly Enquiries, Job Seekers Allowance Statistics Quarterly Enquiries, Housing Benefit and Council Tax
Benefit Summary Statistics.

Notes: Figures for the years to 1995 show the full weekly interest liabilities of claimant cases not affected by the restrictions applied in the initial period of an Income
Support claim. From 1996 the figures are for actual help provided, and are net of non-dependant deductions etc. From 1997 they include all Job Seekers
Allowance cases in receipt of housing costs help, including a small number in receipt of partial help due to restrictions during the initial period of a claim.
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Table 105 Average mortgage interest taken into account for Income Support by region

Government office region Number of cases (000s) Average mortgage interest (£ per week)

1990 1991 1992 1993 1994 1995 1996 1997 1998 1990 1991 1992 1993 1994 1995 1996 1997 1998

North East – – – 23 23 23 21 18 16 – – – 23.52 23.20 25.41 24.51 22.60 24.87

North West – – – 73 70 69 64 55 49 – – – 27.00 25.57 27.66 26.76 24.46 27.83

Yorkshire & Humberside – – – 45 44 42 38 32 29 – – – 27.18 25.93 27.41 26.76 24.44 27.34

East Midlands – – – 35 34 32 28 24 22 – – – 33.59 30.67 33.25 31.39 29.14 32.90

West Midlands – – – 55 51 48 44 38 33 – – – 31.91 28.63 30.72 29.18 26.98 30.78

Eastern – – – 55 50 46 41 33 29 – – – 52.17 46.47 48.16 45.37 41.20 44.85

London – – – 81 79 74 67 56 49 – – – 63.16 56.46 57.20 54.10 49.36 54.37

South East – – – 79 72 66 58 46 39 – – – 58.07 52.46 53.44 49.77 45.43 49.70

South West – – – 53 48 43 40 31 26 – – – 45.42 40.33 41.61 39.61 36.27 39.62

England 270 366 446 499 472 442 398 334 292 35.45 45.57 45.30 43.48 39.20 40.63 38.43 34.86 38.42

Wales 26 27 34 34 33 32 29 25 22 23.58 34.80 33.67 29.41 26.93 28.36 26.55 24.54 28.55

Scotland 14 18 19 22 24 24 23 20 20 32.64 35.33 32.59 27.74 25.51 28.15 26.73 24.27 28.20

Great Britain 310 411 499 556 529 499 451 379 334 34.33 44.41 44.02 41.92 37.81 39.16 36.98 33.62 37.16

Source: Hansard, Answer to Parliamentary Question by Ms Armstrong, 9/5/95, Department of Social Security.
Note: From 1993 figures are for housing costs payable to claimants. Earlier figures are for mortgage interest taken into account when calculating total Income Support entitlement.

The 1993 and subsequent figures are thus not directly comparable with those earlier years. Government office region figures are not available for the years prior to 1993.
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Table 106 Housing benefit - numbers of claimants and average claim in Great Britain

1980/81 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

Number of claimants (000s):

Rent rebates 1,330 3,710 3,720 3,665 3,132 2,923 2,944 2,981 3,023 3,060 3,007 2,953 2,887 2,762 2,664

Rent allowances 240 1,150 1,180 1,195 965 1,035 1,044 1,219 1,315 1,519 1,660 1,798 1,875 1,829 1,811

Rate rebates, Council Tax &

Community Charge benefit 3,350 7,020 7,050 6,875 5,150 5,225 6,898 6,506 6,646 5,450 5,606 5,676 5,643 5,491 5,369

Average payment (£ per annum):

Rent rebates 240 606 632 675 824 903 1,030 1,184 1,375 1,505 1,654 1,763 1,830 1,893 1,924

Rent allowances 199 619 811 849 977 1,095 1,323 1,694 1,999 2,268 2,454 2,621 2,735 2,808 2,865

Rate rebates, Council Tax &

Community Charge benefit 82 209 223 243 260 268 319 178 236 317 332 349 374 406 426

Sources: Parliamentary Questions 10/3/92 & 13/3/92, Social Security Departmental Reports Cms 2213, 2513, 2813, 3213 & 3613, Social Security Statistics 1991 to 1996, Housing Benefit and Council Tax Benefit Summary Statistics.
Notes: From 1985/86 figures include Supplementary Benefit cases. This accounts for part of the substantial increase in numbers and the average benefit payment that year. Rate rebate figures are for the years 1989/90; Community Charge

benefit figures are for the years 1990/91 to 1992/93 and Council Tax benefit figures are for 1993/94 onwards. Average benefit payments from 1988/89 onwards are derived from Social Security Statistics and Housing Benefit and
Council Tax Benefit Summary Statistics. Average figures for numbers of claimants from 1988/89 are derived from the DSS Annual Reports; figures for earlier years are derived from the Parliamentary Questions.
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Table 107 Housing benefits expenditure and plans for Great Britain
£ million

1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn outturn estimated plans plans plans

outturn

Rent rebates1:

England 1,950 2,001 2,144 2,318 2,711 3,351 3,812 4,178 4,355 4,537 4,634 4,546 4,464 4,612 4,766 4,837

+ Scotland 263 296 315 364 404 446 490 528 549 564 617 659 636 677 724 753

+ Wales 134 135 148 156 168 186 210 227 250 261 270 268 271 288 307 322

+ New towns 72 74 111 102 86 85 82 87 76 68 48 31 23 13 4 0

= Total rent rebates 2,419 2,506 2,718 2,940 3,368 4,068 4,593 5,019 5,229 5,431 5,569 5,504 5,394 5,589 5,801 5,912

+ Rent allowances 996 1,030 1,055 1,359 1,779 2,426 3,284 4,195 4,883 5,455 5,810 5,708 5,825 6,582 7,361 8,119

+ Income Support: mortgage costs2 351 335 286 353 539 925 1,141 1,210 1,040 1,016 867 660 648 600 550 500

= Total housing benefits 3,766 3,871 4,059 4,652 5,686 7,419 9,018 10,424 11,152 11,902 12,246 11,872 11,867 12,771 13,712 14,531

+ Rate rebate, Community Charge

and Council Tax benefit 1,635 1,701 1,373 1,520 2,115 1,398 1,685 1,929 2,066 2,178 2,300 2,426 2,484 2,737 3,012 3,212

= Total housing & related benefits 5,401 5,572 5,432 6,172 7,801 8,817 10,703 12,353 13,218 14,080 14,546 14,298 14,351 15,508 16,724 17,743

Total all social security benefits 44,913 46,697 47,333 50,174 56,509 66,395 75,313 82,422 84,846 88,694 92,201 93,408 95,847 101,243 103,816 108,662

Sources: Social Security Departmental Reports, Cms 1914, 2215, 2515, 2813, 3213, 3913 & 4214. Annual Statistical Enquiries etc. for Income Support & Job Seekers Allowance mortgage costs (see Table 103 above).
Notes: 1. Rent rebate figures for England and Wales are gross expenditure, before deducting the contribution to their cost made by rent surpluses.

2. Eligible mortgage costs for income support calculation of entitlement for years to 1998/99. Author’s estimate for subsequent years.
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Table 108a Numbers of recipients and average housing benefit in Great Britain: all cases
£ per week

Numbers of recipients (000s) Average housing benefit per recipient (£ per week)

1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

England:

Rent rebates 2,475 2,338 2,311 2,328 2,423 2,442 2,414 2,380 2,325 2,242 2,135 16.26 17.58 20.18 23.35 27.30 29.95 31.86 34.39 35.70 37.30 38.00

Rent allowances 848 828 927 959 1,149 1,319 1,453 1,573 1,663 1,628 1,590 18.73 21.44 25.86 32.96 39.02 44.34 48.12 51.51 53.46 55.40 56.60

Scotland:

Rent rebates 496 478 467 466 461 458 450 434 424 405 388 13.76 15.75 17.71 19.87 22.13 23.79 24.84 26.25 28.60 31.90 32.70

Rent allowances 77 77 86 72 78 85 100 109 122 128 132 19.92 21.61 23.13 29.72 33.72 36.67 39.84 42.07 43.69 42.20 42.60

Wales:

Rent rebates 161 155 151 151 154 153 152 151 149 145 141 16.87 18.96 20.37 22.57 25.86 28.12 30.49 32.23 33.61 35.00 35.00

Rent allowances 44 53 55 54 63 72 81 88 92 91 89 17.44 19.17 22.24 29.44 33.80 38.97 41.41 42.80 45.18 45.40 46.40

Great Britain:

Rent rebates 3,132 2,971 2,928 2,945 3,038 3,053 3,016 2,964 2,898 2,792 2,664 15.85 17.36 19.80 22.76 26.45 28.95 30.74 33.09 34.56 35.91 37.00

Rent allowances 969 958 1,067 1,085 1,290 1,476 1,634 1,770 1,878 1,847 1,811 18.78 21.06 25.45 32.57 38.45 43.61 47.28 50.49 52.42 54.15 55.10

Source: Social Security Statistics, Housing Benefit and Council Tax Benefit Summary Statistics.
Notes: All figures based on May in each year. Rent rebates cover local authority and new town tenants. Rent allowances cover housing association and private tenants.
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Table 108b Numbers of recipients and average housing benefit in Great Britain: cases also in receipt of Income Support
£ per week

Numbers of recipients (000s) Average housing benefit per recipient (£ per week)

1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

England:

Rent rebates 1,515 1,383 1,347 1,324 1,417 1,492 1,508 1,522 1,472 1,408 18.61 19.96 22.98 26.76 30.77 33.31 35.21 38.03 39.66 40.83

Rent allowances 492 481 516 594 748 900 1,016 1,106 1,164 1,111 21.72 25.10 31.28 37.69 43.91 49.41 52.87 56.66 58.66 60.47

Scotland:

Rent rebates 280 264 263 254 254 264 266 267 259 249 15.73 17.99 20.39 23.05 25.14 26.47 28.01 29.09 32.63 35.37

Rent allowances 43 43 44 45 48 54 67 74 82 86 24.77 26.81 29.54 34.51 37.64 41.77 43.30 46.89 48.25 49.64

Wales:

Rent rebates 97 92 86 86 89 93 94 96 95 92 19.34 21.50 23.26 26.14 29.29 31.04 33.37 35.26 36.79 36.91

Rent allowances 28 32 31 35 42 50 57 63 66 65 19.84 23.18 26.15 32.31 36.94 40.96 44.66 46.10 49.11 48.53

Great Britain:

Rent rebates 1,891 1,739 1,696 1,664 1,760 1,849 1,868 1,885 1,826 1,749 18.16 19.75 22.60 26.16 29.88 32.23 34.09 36.62 38.52 39.90

Rent allowances 563 556 592 674 838 1,004 1,140 1,243 1,311 1,261 21.88 25.14 30.88 37.20 43.20 48.58 51.90 55.55 57.52 59.51

Sources: Social Security Statistics, Housing Benefit and Council Tax Benefit Summary Statistics, Department of Social Security.
Notes: All figures based on May in each year. Rent rebates cover local authority and new town tenants. Rent allowances cover housing association and private tenants. 
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Table 108c Numbers of recipients and average housing benefit in Great Britain: cases not also in receipt of Income Support
£ per week

Numbers of recipients (000s) Average housing benefit per recipient (£ per week)

1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997

England:

Rent rebates 960 955 964 1,004 1,006 950 906 875 853 834 12.54 14.13 16.28 18.88 22.44 24.69 26.28 28.14 28.87 30.21

Rent allowances 356 347 411 364 401 419 438 445 500 517 14.59 15.65 19.07 25.25 29.93 33.45 37.09 38.92 41.33 43.45

Scotland:

Rent rebates 216 214 204 212 206 193 184 175 165 156 11.22 12.98 14.26 16.09 18.44 20.16 20.26 21.88 22.28 24.23

Rent allowances 34 34 41 27 31 31 33 34 40 42 13.77 15.06 16.32 21.95 27.62 27.94 32.87 31.66 34.65 36.14

Wales:

Rent rebates 65 64 65 65 65 61 58 57 55 53 13.18 15.31 16.56 17.86 21.15 23.64 25.83 27.09 28.13 28.23

Rent allowances 16 21 24 19 21 22 24 24 27 26 13.13 13.06 17.02 24.21 27.43 32.67 33.53 34.41 35.84 35.80

Great Britain:

Rent rebates 1,241 1,233 1,232 1,280 1,277 1,204 1,149 1,106 1,073 1,043 12.33 14.00 15.95 18.37 21.73 23.91 25.29 27.12 27.82 29.22

Rent allowances 406 403 476 411 452 473 494 503 566 585 14.47 15.42 18.72 24.98 29.66 33.05 36.64 38.21 40.60 42.58

Sources and Notes: See Table 108b.
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Table 109a Housing benefit for housing association and private tenants

Numbers of cases Average weekly rents Average weekly housing benefit

Tenure 1992 1993 1994 1995 1996 1997 1998 1992 1993 1994 1995 1996 1997 1998 1992 1993 1994 1995 1996 1997 1998

(000s) (000s) (000s) (000s) (000s) (000s) (000s) £ £ £ £ £ £ £ £ £ £ £ £ £ £

Housing associations 340 412 509 610 723 781 842 35.50 39.90 43.60 47.60 50.00 53.50 56.50 32.20 35.80 39.50 43.10 46.27 48.60 50.70

Private tenants 952 1,068 1,125 1,160 1,155 1066 968 43.90 49.90 54.20 57.90 60.70 62.50 63.70 40.70 46.80 51.10 54.40 53.15 58.00 58.90

of which:

Regulated tenancies 381 339 294 258 217 194 166 – – – – – – – – – – – – – –

Deregulated tenancies 571 729 826 893 929 869 799 – – – – – – – – – – – – – –

Source: Housing Benefit and Council Tax Benefit Summary Statistics, Department of Social Security.
Notes: Separate statistics for housing association tenants receiving housing benefit have only been collected since May 1992. All figures are for the May of the year. From 1994 onwards figures for the number of private tenants include a

number of other cases that cannot be classed as regulated, deregulated or housing association tenancies. Previously such cases were apportioned to other catagories. It should also be noted that these figures, particularly for 1992
and 1993, probably underestimate the number of housing association claimants.

Table 109b Housing association tenants in receipt of housing benefits

1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998

Thousands 210 220 250 265 285 300 315 320 330 350 375 420 485 540 625 725 783 840

Percentages 48 50 52 53 54 55 56 54 53 53 53 56 59 61 65 70 72 73

Source and Notes: Estimates by Alan Holmans for years to 1994. They are estimates of averages for the whole year, and do not therefore exactly match the figures in Table 109a, which are for the May of the year. Also the administrative
figures for the initial years in Table 109a are thought to underestimate the numbers for housing associations.
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Table 110 Characteristics of housing benefit recipients in Great Britain in 1997
Thousands

Aged under 60

All All aged 60 also receiving:

Characteristics households & over1 All aged Disability Lone Parent Unemployed Others

under 60 Premium Premium with JSA under 60

Tenure

Local authority tenants 2,792 1,346 1,446 420 544 239 242

Housing association tenants 781 305 476 128 187 73 87

Private tenants 1,066 236 830 161 223 260 187

Dependants and non-dependants

Households with children: 1,447 22 1,425 184 954 114 173

of which with:

1 child 631 13 619 83 448 37 50

2 children 475 5 470 56 308 41 66

3 children 224 2 222 28 135 23 35

4 (+) children 117 2 114 17 63 13

Households with non-dependants2 482 189 293 104 71 53 66

Sources of income3

Employment/self-employment 357 21 336 23 133 13 167

Family credit 241 1 241 3 131 7 100

Occupational/personal pension 570 546 24 12 1 2 9

Incapacity benefit 453 110 342 295 3 1 43

Disability living allowance 355 130 225 223 – – 1

Widows benefit 52 13 39 13 8 1 17

Source: Social Security Statistics 1997.
Notes: 1. Aged over 60 cases include benefit units where either claimant or partner is aged 60 or over. 

2. Number of non-dependents in households.
3. Individual households may have more than one source of income. Only a selected range of income sources are shown.
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Table 111 Housing benefit caseload and payments by tenure and region at May 1998

Number of recipients: Income Support (or JSA) Status Average weekly housing benefit:

Local Housing Private All Receiving Not receiving Local Housing Private

authority association tenants tenures Income Suporrt Income Suporrt authority association tenants

Region tenants tenants or Job Seekers or Job Seekers tenants tenants

Allowance Allowance

000s 000s 000s 000s 000s 000s £ £ £

North East 195 35 42 272 172 99 31.30 44.90 48.50

North West 264 80 97 440 286 154 35.30 46.70 54.10

Merseyside 87 34 44 165 119 46 38.00 45.40 49.60

Yorkshire & Humberside 278 52 85 415 265 150 30.00 52.30 48.00

East Midlands 178 36 55 268 166 102 33.30 49.50 45.30

West Midlands 261 78 64 403 261 142 35.30 47.50 52.50

Eastern 177 66 72 315 190 125 38.20 50.60 57.80

Greater London 385 153 178 716 498 218 51.10 64.30 82.50

Rest of South East 172 134 122 427 243 183 41.80 53.40 64.40

South West 139 65 101 305 184 122 37.80 48.90 54.20

England 2,135 730 860 3,725 2,384 1,341 38.00 52.60 60.00

Wales 141 36 53 230 151 78 35.00 43.20 48.60

Scotland 388 75 57 520 324 196 32.70 35.80 51.60

Great Britain 2,664 781 970 4,640 2,859 1,615 37.00 50.70 58.90

Source: Housing Benefit and Council Tax Benefit Summary Statistics, Department of Social Security.
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Table 112a Reservation wages and rent levels: net weekly incomes equivalent to Income Support levels
£ per week

Rent levels:

Household type Income Support Additional Council

allowances allowances Tax £30 £40 £50 £60 £70 £80 £90 £100

Net income level equivalent to Income Support standards

Single person >25 51.40 0.00 8.10 89.50 99.50 109.50 119.50 129.50 139.50 149.50 159.50

Couple >18 80.65 0.00 8.10 118.75 128.75 138.75 148.75 158.75 168.75 178.75 188.75

Lone parent + 1 child <11 90.20 4.15 8.70 133.05 143.05 153.05 163.05 173.05 183.05 193.05 203.05

Lone parent + 2 children <11 115.10 8.30 9.40 162.80 172.80 182.80 192.80 202.80 212.80 222.80 232.80

Couple + 1 child <11 119.45 4.15 11.70 165.30 175.30 185.30 195.30 205.30 215.30 225.30 235.30

Couple + 2 children <11 & 11-15 145.35 8.30 12.60 196.25 206.25 216.25 226.25 236.25 246.25 256.25 266.25

Couple + 3 children 2 <11 & 1 11-15 170.25 12.45 12.60 225.30 235.30 245.30 255.30 265.30 275.30 285.30 295.30

Source and Notes: As Table 112b

Table 112b Escaping the housing benefit poverty trap: net weekly income levels at which housing benefit entitlement ceases
£ per week

Rent levels:

Household type Housing benefit Earnings

allowances disregards £30 £40 £50 £60 £70 £80 £90 £100

Net income levels at which housing benefit entitlement ceases

Single person >25 51.40 5.00 101.80 117.19 132.57 147.96 163.34 178.73 194.11 209.50

Couple >18 80.65 10.00 136.05 151.44 166.82 182.21 197.59 212.98 228.36 243.75

Lone parent + 1 child <11 90.20 25.00 171.65 187.04 202.42 217.81 233.19 248.58 263.96 279.35

Lone parent + 2 children <11 115.10 25.00 196.55 211.94 227.32 242.71 258.09 273.48 288.86 304.25

Couple + 1 child <11 119.45 10.00 185.90 201.29 216.67 232.06 247.44 262.83 278.21 293.60

Couple + 2 children <11 & 11-15 145.35 10.00 211.80 227.19 242.57 257.96 273.34 288.73 304.11 319.50

Couple + 3 children 2 <11 & 1 11-15 170.25 10.00 236.70 252.09 267.47 282.86 298.24 313.63 329.01 344.40

Notes: All figures based on standard October 1999 Income Support and housing benefit rates. The additional allowances in Table 112a are based on the value of free school meals only, and do not take account of the value of free
prescriptions, or any other ‘passported’ benefits. Nor do the figures make any allowance for child care, travel or other work related expenditures. The value ascribed to free school meals and the average figures for the costs of
Council Tax, are all derived from the 1998 DSS Tax Benefit Model Tables. The figures for lone parent households are for new claimants. Existing claimants continue to have a higher level family premium as part of their personal
allowances. Net incomes comprise net earnings, and in appropriate cases child benefit and working family tax credit. For lone parents and couples with children, it is assumed that one person works for 30(+) hours.
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Table 113 Help with housing costs: Income Support and housing benefits in Northern Ireland
£ million

1980/81 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99 1999/00 2000/01 2001/02

NIHE tenants – – 77 81 87 97 107 120 134 148 165 175 179 181 186 187 196 204

+ Private and housing

association tenants – – 15 17 18 23 27 32 40 47 55 65 75 83 86 89 95 102

= All tenants 5 86 92 98 105 120 134 152 173 195 220 240 254 264 272 276 291 305

+ Home-owners – – 7 9 8 11 14 – 18 17 15 18 20 16 18 – – –

= Total 7 91 99 107 113 131 148 168 191 212 235 258 274 280 290 294 307 320

Sources: Northern Ireland Expenditure Plans and Priorities, Northern Ireland Social Security Statistical Branch.
Notes: Income Support and Supplementary Benefit figures for help with mortgage costs in Northern Ireland are from surveys undertaken in May each year, except 1997 which is for November.

For years where figures are not available for help with home-owner housing costs, a trend based estimate has been included in the total help with housing costs figures for Northern Ireland. From 1997/98 figures for help with
mortgage costs include assistance given as part of the Job Seekers Allowance scheme, as well as Income Support.
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Table 114a Assistance with housing costs for home-owners, council and private tenants
£ million

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

General subsidies

Home-owners 1,925 2,020 2,120 2,740 3,530 4,690 4,610 4,790 5,340 6,810 7,600 6,010 5,130 4,240 3,450 2,660 2,270 2,660 1,880

+ Council tenants 2,130 1,523 948 838 887 916 868 827 944 809 1,212 897 500 106 (152) (484) (602) (682) (875)

+ Private tenants 130 55 105 135 330 360

= Total 4,055 3,543 3,068 3,578 4,417 5,606 5,478 5,617 6,414 7,674 8,917 7,042 5,960 4,706 3,298 2,176 1,668 1,978 1,005

Means tested assistance

Home-owners 71 124 170 150 219 300 351 335 286 353 539 925 1,141 1,210 1,040 1,016 867 660 648

+ Council tenants 841 1,386 1,777 1,980 2,145 2,296 2,419 2,506 2,718 2,940 3,368 4,068 4,593 5,019 5,229 5,431 5,569 5,504 5,394

+ Private tenants 145 213 277 429 550 705 797 814 833 1,074 1,388 1,892 2,562 3,188 3,613 3,873 3,777 3,539 3,320

= Total 1,057 1,723 2,224 2,559 2,914 3,301 3,567 3,655 3,837 4,367 5,295 6,885 8,296 9,417 9,882 10,320 10,213 9,703 9,362

All forms of assistance

Home-owners 1,996 2,144 2,290 2,890 3,749 4,990 4,961 5,125 5,626 7,163 8,139 6,935 6,271 5,450 4,490 3,676 3,137 3,320 2,528

+ Council tenants 2,971 2,909 2,725 2,818 3,032 3,212 3,287 3,333 3,662 3,749 4,580 4,965 5,093 5,125 5,077 4,947 4,967 4,822 4,519

+ Private tenants 145 213 277 429 550 705 797 814 963 1,129 1,493 2,027 2,892 3,548 3,613 3,873 3,777 3,539 3,320

= Total 5,112 5,266 5,292 6,137 7,331 8,907 9,045 9,272 10,251 12,041 14,212 13,927 14,256 14,123 13,180 12,496 11,881 11,681 10,367

Sources: See Tables 51, 99, 100, 102a, 103 and 107 above.
Note: All figures are for Great Britain. Figures for means tested assitance to private tenants exclude estimated costs of rent allowances to housing association tenants.
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Table 114b Assistance with housing costs for home-owners, council and private tenants
£ million at 1997 prices

1980/81 1981/82 1982/83 1983/84 1984/85 1985/86 1986/87 1987/88 1988/89 1989/90 1990/91 1991/92 1992/93 1993/94 1994/95 1995/96 1996/97 1997/98 1998/99

General subsidies

Home-owners 4,533 4,252 4,109 5,080 6,233 7,809 7,423 7,405 7,868 9,309 9,493 7,092 5,834 4,748 3,769 2,810 2,342 2,660 1,832

+ Council tenants 5,016 3,206 1,838 1,554 1,566 1,525 1,398 1,279 1,391 1,106 1,514 1,058 569 119 (166) (511) (621) (682) (852)

+ Private tenants 192 75 131 159 375 403

= Total 9,550 7,458 5,947 6,634 7,799 9,334 8,821 8,684 9,451 10,490 11,138 8,310 6,778 5,269 3,603 2,299 1,721 1,978 979

Means-tested assistance

Home-owners 167 261 330 278 387 500 565 518 421 483 673 1,092 1,298 1,355 1,136 1,073 894 660 631

+ Council tenants 1,981 2,917 3,444 3,671 3,787 3,823 3,895 3,874 4,005 4,019 4,207 4,800 5,224 5,620 5,713 5,738 5,745 5,504 5,255

+ Private tenants 340 449 537 795 970 1,173 1,283 1,258 1,228 1,468 1,733 2,233 2,913 3,570 3,948 4,092 3,896 3,539 3,235

= Total 2,488 3,627 4,311 4,744 5,144 5,496 5,743 5,650 5,654 5,969 6,613 8,125 9,434 10,544 10,797 10,903 10,535 9,703 9,121

All forms of assistance

Home-owners 4,701 4,513 4,439 5,358 6,619 8,308 7,988 7,923 8,290 9,792 10,166 8,183 7,132 6,102 4,905 3,884 3,236 3,320 2,463

+ Council tenants 6,997 6,123 5,282 5,225 5,353 5,348 5,293 5,153 5,396 5,125 5,721 5,859 5,792 5,738 5,547 5,226 5,124 4,822 4,403

+ Private tenants 340 449 537 795 970 1,173 1,283 1,258 1,420 1,543 1,864 2,392 3,289 3,973 3,948 4,092 3,896 3,539 3,235

= Total 12,038 11,085 10,258 11,378 12,943 14,830 14,564 14,334 15,105 16,459 17,751 16,434 16,213 15,814 14,400 13,202 12,256 11,681 10,100

Sources and Notes: As Table 114a. Cash figures adjusted by the ‘all items’ in the retail prices index.
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