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1. Introduction

1.1 Undertaking a Strategic Housing Market Assessment that incorporates an assessment of 

policy set out in Planning Policy Statement 3 Housing1 (hereafter referred to as PPS3).  In the 
future, SHMAs will form an important part of the evidence base for developing plans and 
policies and for responding to changing household requirements.  

1.2 The be 2 Strategic Housing Market Assessments - 
Practice Guidance3: 

 To enable local authorities to think spatially about the nature and influence of the housing 
markets in respect of their local area and to enable regional bodies to develop long term 
strategic views of housing need and demand to inform regional spatial strategies and 
regional housing strategies

 To provide evidence to inform policies aimed at providing the right mix of housing across 
the whole housing market  both market and affordable housing 

 To provide evidence to inform policies about the level of affordable housing required, 
including the need for different sizes of affordable homes 

 To support authorities in developing a strategic approach to housing through consideration 
of the housing need and demand in all housing sectors  owner occupied, private rented 
and affordable  by assessing the key drivers and relationships within the housing market 

 To draw together the bulk of the evidence required for local authorities to appraise 
strategic housing options and to ensure the most appropriate and cost-effective use of 
public funds. 

1.3 This report provides evidence of the demographic and economic drivers of the housing 
markets within Brighton and Hove, evidence on the stock and supply of housing within the 
housing markets and the implications for affordability.

1.4 
questions around the nature of recent development, the buy-to-let market and concerns about 

housing stock including the extent of second homes and Houses in Multiple Occupation. 

1.5 The rest of this report is structured as follows:

 Section 2  Spatial extent of the housing markets 

 Section 3  Drivers of the housing market 

 Section 4  Demographic drivers of demand 

 Section 5  Economic drivers of demand 

 Section 6  Characteristics and structure of housing supply

1 CLG (2006) Planning Policy Statement 3 (PPS3) Housing 
2 Communities and Local Government  formerly known as DCLG and ODPM 
3 CLG (March 2007) Strategic Housing Market Assessments  Practice Guidance
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 Section 7  House prices and affordability 

 Section 8  Specific groups within the housing market 

 Section 9   

 Section 10  Future housing provision in Brighton and Hove 

 Section 11  Policy implications
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2. Spatial Extent of the Housing Market

2.1 In order to undertake meaningful analysis of the housing market it is first necessary to 
establish the boundaries of the sub-regional housing market that relates to Brighton and Hove 
and the spatial extent of any smaller housing markets that operate within the City.  Indeed, 
determining the spatial extent of the housing market area is the first step in the Strategic 
Housing Market Assessment process, as set out in the CLG guidance. 

Definition of Sub-Regional Housing Markets

2.2 In economic terminology a market is where buyers and sellers come together to exchange 
goods or services at an agreed price.  The price mechanism is the means by which demand 
and supply are brought into balance.  Excess demand will result in prices being bid up. 
Excess supply will mean that prices fall until buyers are found for the surplus goods or 
services.

2.3 The housing market is a particularly complex market for a variety of reasons:

 First, housing is a high value commodity.  Purchases by individuals are typically financed 
over a long period of time.  The decision to purchase is therefore of great importance to 
individuals and subject to the influence of the cost of capital  interest rates 

 Second, housing is both a consumer good and an investment good.  A consumer good is 
one that people buy to derive immediate benefits from  a pleasant place to live, a roof 
over their head.  An investment good is bought to provide a financial return 

 Third, because housing is built to last, at any point in time only a fraction of the total stock 
of hou  that is, available for sale. Typically in any year around 10% 
of the stock of housing may change hands, and new supply (newly built homes) comprise 
only 10% of total sales in any year (that is 1% of the total stock) 

 Fourth, the housing market is highly regulated.  The location and volume of new 
development is controlled through the planning system.  Minimum quality standards are 
set for new building and existing housing 

 Finally, because shelter is a basic human requirement, considerable resources are 
provided to ensure that those who cannot afford market housing are adequately housed 
either through direct provision of housing (council or housing association homes) or 
subsidy (Housing Benefit). 

2.4 The final dimension that distinguishes the housing market from many product markets is that it 
has a strong spatial dimension.  Location matters.  While it is possible to talk of a national 
housing market and regional housing markets, in practice most buyers seek to move within 
the same sub-region because they wish to continue to live in that general area because of 
their sense of belonging, their family or broader social relationships, their jobs or access to 
particular services  most notably particular schools.  

2.5 Typically a sub-regional housing market comprises an area in which some 70% of all 
household moves are contained, excluding long distance moves which are associated with 
a major lifestyle change  for example a change in the place of work, retirement to a different 
part of the country, or a decision to share accommodation with a partner who is located in a
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different part of the country.  This sub-regional market is likely to cover an area that falls at 
least partly in the administrative area of a number of local authorities.  

2.6 There are a number of other ways to think about the likely extent of sub-regional housing 
markets.  The sub-regional housing market is essentially the search area considered by the 
majority of households when looking to move home  not ignoring the fact that many people 
will confine their search to a much more localised area, or have limited choice to move further 
a field.  However the fact that certain socio-economic groups may have more limited choices 
is a characteristic of the housing market, not something that determines the boundaries of the 
sub-regional housing market.  

2.7 One would also expect a close relationship between the boundaries of sub-regional housing 
markets and sub-regional labour markets  generally referred to as Travel to Work Areas 
(TTWA).  TTWAs delineate the areas within which at least 70% of the workforce in 
employment live and work.  Across the South East around 65% of all households contain 
people who are in work, and unless these people are taking up a job in another location 
outside an acceptable journey time, they are likely to look for somewhere to live within the 
same travel to work area if they move home.

2.8 Below the sub-regional level there are local housing markets.  For example smaller towns and 
settlements have their own housing market characteristics, as will particular parts of larger 
towns and cities such as Brighton.  Such areas can achieve a high level of self containment  
because many household moves are of relatively short distance.

The Sussex Coast Housing Market

2.9 In May 2004 DTZ were commissioned by the South East England Regional Assembly and the 
Regional Housing Board to undertake a study to identify the spatial extent of sub-regional 
housing markets across the whole of the South East Region. The findings and 
recommendations of the study were accepted by the Housing Board and have been used to 
inform the Regional Housing Strategy and Regional Spatial Strategy. The final map of the 

-regions to emerge from the study is presented in Figure 2.11.  

2.10 The Sussex Coastal area comprises a concentration of integrated household and travel to 
work movements stretching from Chichester in the west to Lewes in the east.  In Figure 2.1 it 
is illustrated as one area extending from Bognor to Lewes/Seaford and centred on Brighton 
and Hove.  This is not to suggest that Bognor is in the same housing market as Lewes, but 
that the housing markets in this coastal strip overlap to such a degree that one cannot draw 
sensible boundaries.  -region was also found to function in a very 
different way to a traditional city region market, with a number of distinct and overlapping sub-
markets operating within it. 

2.11 Within the Sussex Coast sub-region DTZ identified three distinct sub-markets:

 Brighton (potentially from Newhaven in the east to Southwick in the west) 

 Worthing (potentially from Southwick/Shoreham in the west to Littlehampton in the east)

1  

http://www.southeast-ra.gov.uk/our_work/planning/housing/docs/dtz-part_b.pdf
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 Chichester (potentially from Littlehampton in the east to Havant in the west). 

Figure 2.1: Spatial Delineation of the -Regional Housing Markets

Relationship with London

2.12 A feature of the South East region is the relationship with London, which exerts a 
considerable influence over the whole of the South East, particularly in relation to the impact 
of long distance commuting and household movements out of London.  Long distance 
commuting from many areas in the South East (particularly from adjacent Districts to London 
into London) is common but Brighton and Hove also has a considerable proportion of its 
workforce accessing employment in the capital, reflecting the fast rail service from Brighton to 
Croydon and London Victoria and the scope for reasonably speedy travel by the A23 to 

demand for housing in specific locations and hence increasing prices.  

2.13 Recent research by Savills2 shows Brighton as a commuting hotspot, falling within the one 
hour rail journey time to London along with a number of other settlements and demonstrates a 
positive correlation between the percentage of commuters in hotspot locations and property 
prices. This research also estimates that the level of commuting from areas less than 80 
minutes from London has increased on average by 4% in the last year.  However, the 
research suggests that many lines are running at full capacity and even with plans to expand 
capacity through increased lengths of trains and improved station facilities, other constraints 
will limit capacity.  Savills suggest this is likely to lead to a trend towards part time commuting, 
with increasing numbers working from home part of the week; an expansion of the commuter

2 Savills Research (2007) Commuter impact on property
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zone (eg, to less accessible areas outside Brighton), as part time commuters are prepared to 
accept longer journey times and increased demand for second homes in London itself so that 
individuals minimise the number of journeys made.

2.14 In turn this can have the effect of displacing households who are not part of the London labour 
market to parts of the City or sub-region which are not rail connected and where prices are 
more affordable (and this is evidenced in Brighton and Hove later in this section).  

2.15 London is also the largest source of in-migrants to the South East and to Brighton and Hove 
itself.  Net inward migration from London to the South East is around 50,000 people per 
annum.3  These in-migrants may continue to work in London and commute back, though there 
will also be those who move from London and also change their place of work.  The 
implication of this in- e no 
links current or past with the London market are displaced from local areas that are accessible 
to London.  This process of displacement explains the degree of overlap in housing markets in 
the South East region and is particularly evident in Brighton and adjacent areas.  

2.16 Another factor that explains the considerable overlap between housing markets in the South 
East (including the Sussex Coast housing markets) is the complexity of travel to work patterns 
and the willingness of people to travel long distances to work, enabled by the dense network 
of high capacity transport routes.  The influence of travel to work patterns on housing markets 
means that the boundaries of housing markets are in part associated with key transport routes 
 particularly evident in the Sussex Coast sub-region where the A27 and coastal road running 

east-west shapes the geography of travel to work and household migration patterns.  

Household (People) Migration at the Local Authority Level

2.17 As outlined earlier in this section, a broad definition of a local housing market is one where 

market.  Very few Districts within the South East region are self contained housing markets 
therefore, with the 
50% of household moves.4  However, in 2001 Brighton and Hove exhibited relatively high 
levels of self containment (along with Eastbourne and Hastings), with just above 60% of all 
household moves contained within the City (see Figure 2.2). 

2.18 A further 10% of households who moved between 2000-01 in Brighton had moved from 
London, with the Boroughs of Lambeth (320 people movements), Wandsworth (270 moves) 
and Barnet (240 moves) providing the largest numbers of in-migrants.  Households who 
moved to Brighton and Hove from outside of the UK accounted for 7% of all moves, which 
may reflect the arrival of students from outside of the UK to the two Universities and also to 
the language schools within the City. 

2.19 In terms of movements from surrounding Districts into Brighton and Hove, 850 moves were 

adjacent Districts including Adur, Mid Sussex, Worthing and Horsham.

3 NHS Patient Register Migration Data 
4 Census 2001 Special Migration Statistics are based on people movements not households though we use this as a 

proxy for household migration
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Figure 2.2: Origin of People Who Moved, Brighton and Hove, 2000-01

Origin of People Who Moved to 

Brighton and Hove (2000-01) 

Number of People % of All People Moves 

Within Brighton and 

Hove

Brighton and Hove (moved within the 
City)

27,050 60% 

London 4,320 10%
Outside of the UK 3,230 7% 
Lewes District 850 2% 
Adur District 550 1% 
Mid Sussex 440 1% 
Worthing 300 1% 
Horsham 270 1% 
Arun 250 0.5%
Other Districts Combined (each less than 7,660 17%

Total 44,920 100%

Source: Census 2001 Special Migration Statistics

2.20 Using NHS Patient Register records it is possible to get a more up to date picture of 
household migration patterns up to 2006 (Figure 2.4).  According to this data source, in 1999, 
4,200 people moved from London to Brighton and taking account of those who moved out, 
there was a net inflow of 1,230 people into Brighton from London.  In 2002, according to this 
data, levels of in-migration and net migration from London to Brighton peaked with 4,600 
people moving in, in net terms 1,760 people (which is broadly consistent with the figures in the 
Census for the previous year).  Interestingly, in 2006 (the latest year of available data), 4,400 
people moved with net migration at 1,140, lower than in previous years.  This data suggests a 
fairly consistent level of migration from London to Brighton over the last 7 years, which 
increased to a peak in 2003/03 and has since returned to similar levels as in 1999/2000.  

2.21 However, to all of the Districts in Figure 2.2, with the exception of London, net migration 
reveals that more households, in absolute terms, move from Brighton and Hove to the 
surrounding Districts than move into Brighton and Hove (see Figure 2.3).  Figure 2.3 shows 
that although 850 moves were from Lewes to Brighton and Hove, around 1,150 people moved 
from Brighton to Lewes  net out-migration of 300 people to Lewes District.  Generally, Figure 
2.3 confirms that, with the exception of London as a whole, Brighton is more connected to the 
authorities along the Sussex Coast (in terms of volumes of household movements) eg, Lewes, 
Worthing and Adur than with those inland of the City eg, Mid Sussex and Horsham.

2.22 To some extent this reflects the fact that the population of Brighton and Hove is larger than 
the surrounding Districts and so in ab
dominate.  However, it also appears to confirm the dynamic described earlier in this section  
that relatively large numbers of households move from London into Brighton, with housing 
equity from London and oft
are not connected to the London economy and therefore may access more affordable housing 
elsewhere  apparent in net out-migration to Adur, Lewes District and Worthing.  There is also 
likely to be an element of out-migration of certain households from Brighton to more rural
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locations eg, parts of Lewes District, Mid Sussex and Horsham districts, which may be for 
lifestyle reasons.  

Figure 2.3: Origin and Destination of People Movements, Brighton and Hove, 2000-01

 In-Migration Out Migration Net Migration

Brighton and Hove 14,640 12,570 +2,070
London 4,320 2,570 +1,750
Eastbourne 290 160 +130
Wealden 260 190 +70
Arun District 250 220 +30
Crawley 150 170 -20
Horsham District 270 310 -40
Mid Sussex District 440 490 -50
Worthing Borough 300 550 -250
Lewes District 850 1,150 -300
Adur District 550 1,220 -670
Other Areas Combined 6,960 5,540 +1,420
Of Which Outside of the UK 3,230 N/A N/A

Source: Census 2001 Special Migration Statistics 

2.23 NHS Patient Register records also confirm that up to 2006, this pattern of net out-flow of 
households from Brighton and Hove to the adjacent Districts (particularly Adur and Lewes) 
has continued (Figure 2.4).  In 2006 there was a minor net in-flow of 40 people from Crawley 
to Brighton, which suggests the relationship of Crawley and Brighton may have changed in 
recent years though it is difficult to make firm conclusions since the net change is small.  

2.24 Within this overall pattern of migration there is also evidence of different types of people 
moving into and out of Brighton and Hove in terms of age.  In absolute terms, the largest 
group to move in to Brighton and Hove in 2006 were the 25-44 age group, which accounted 
for 7,000 moves with the largest single source of these migrants being London (2,250 moves), 
although 1,740 people in this age group moved to London, resulting in a net gain of 510 
people from London.  

2.25 The 16-24 age group accounted for 5,700 moves (again with London accounting for the 
greatest portion - 1,240 moves).  However, in net terms, there was a gain of just 80 people 
from London from this age group as 1,160 people moved from Brighton to London, with gains 
from other Districts being dispersed and likely to reflect that University students originate from 
many different destinations.

2.26 However, there are also significant numbers of the 25-44 age group moving out of Brighton 
and Hove to adjacent Districts of Lewes (650 people) and Adur (650 people), resulting in a net 
loss of these age groups from Brighton to these Districts of 350 and 390 people respectively 
in 2006.  

2.27 It is possible to infer that a significant proportion of this out-migration is accounted for by 
family households since there was out-migration of 280 children, aged 0-15 from Brighton to 
Lewes in 2006 (180 net moves).  The number migrating to Adur was 260 (170 net). There
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appears to be net out-migration of children from Brighton to each of the surrounding Districts 
and only evidence of net in-migration of children from London to Brighton in 2006.  This 
pattern does not appear to have changed since 2001 although in that year there was greater 
net in-migration of children and families from London to Brighton (net in-migration of 320 
children).  

2.28 There is also evidence of relatively significant net out-migration of older people (65+) from 
Brighton and Hove to adjacent Districts, particularly Adur which received 160 people from 
Brighton in 2006 (120 net).  There was also net out-migration of 65+ age group to Lewes, Mid 
Sussex, Horsham, Worthing and Arun.  There was a small net in-migration of older people 
from London to Brighton and Hove (60 people net in 2006). 
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Travel to Work at the Local Authority Level

2.29  principal 
employment centres, of which Brighton and Hove is one.  Most of the 21 sub-regional housing 
markets in the South East are centred on key employment nodes.  The South East has a number 
of centres of employment, which act as anchors for the sub-regional housing markets.  Outside of 
the London Fringe area major concentrations of employment are dispersed widely  particularly in 
Sussex where Brighton and Crawley are the only such centres with the nearest other centres 
being Guildford and Portsmouth.  Gatwick and all its associated activities is a major employer, 
means that there is a distinct Crawley-Gatwick travel to work and housing market area.  The 
research suggests that this market has a more southward than a northern bias. 

2.30 At a high level, travel to work movements into Brighton from Lewes and Mid Sussex Districts are 
significant, with over 6,000 people commuting into Brighton from each District in 2001 and reflects 
the fact that Brighton is one of the largest concentrations of employment within the South East 
region (with around 112,000 jobs in 2001, increasing to over 120,000 in 2005).  

2.31 
have a relatively self contained labour market, with 75% of B
City boundaries (see Figure 2.5).  However, given the employment base in Brighton and Hove has 
grown more rapidly than surrounding areas in recent years, this picture may have changed in 
recent years, becoming less self contained as the economy of the City is likely to have drawn in 
labour from surrounding Districts. 

Figure 2.5:  Origin of Workers Who Work Within Brighton and Hove, 2001

Number of Workers

Brighton and Hove 83,910 75%
Lewes District 7,700 7%
Adur Borough 6,160 5%
Mid Sussex District 2,890 3%
Worthing Borough 2,850 3%
Horsham District 1,480 1%
Wealden District 1,460 1%
Arun District 1,130 1%
Eastbourne Borough 1,040 1%
Other 3,620 3%
Total 112,240 100%

Source: Census 2001 Special Workplace Statistics



Brighton and Hove Strategic Housing Market Assessment  Page 12

Figure 2.6:  Location of Workplace for Residents Living in Brighton, 2001

Location of Work Number of 

 Residents in Work

Brighton and Hove 83,910 71%
London 7,800 7%
Of which:
City of Westminster 1,760 1.5%
City of London 870 1%
Camden Borough 660 0.5%
Rest of London 4,510 4%
Crawley Borough 4,400 3%
Lewes District 4,000 3%
Mid Sussex District 3,940 3%
Adur Borough 3,440 3%
Worthing Borough 2,340 2%
Horsham District 1,650 1%
Wealden District 740 1%
Croydon Borough 660 1%
Arun District 600 0.5%
Other 4,260 4% 
Total 117,740 100% 

Source: Census 2001 Special Workplace Statistics

2.32 
majority (71%) work within Brighton and Hove.  However, a significant proportion (7%) of 

  There is perception that 
the level of out-commuting has increased since 2001. 

2.33 Generally, the greater the distance between the origin District and London the fewer commuters 
there are.  However, Brighton and Hove is an exception to this where transport links enable 
relatively longer distance commuting into London on a significant scale  in 2001, 7,800 workers 
travelled from Brighton to London for work.

2.34 
likely to be associated with employment at Gatwick airport, and is enabled by direct train services 
to and from Brighton. 

2.35 The Districts adjacent to Brighton and Hove combined (Lewes, Mid Sussex, Adur, Worthing and 
Horsham) provided just over 19,000 jobs for Bri
Hove employs just over 21,000 workers from these authority areas combined so there is net in-
commuting to the City (in 2001) from the surrounding area.  

2.36 Overall, when Figures 2.5 and 2.6 are compared, around 25,000 workers travel in to Brighton for 
work and 28,000 travel out of Brighton  there is net commuting out of Brighton of around 3,000 
workers therefore (in 2001).
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2.37 Data aggregated at the level of the local authority can present a slightly misleading picture 
however of household and travel to work patterns so it is an important requirement of this study to 
examine these patterns in more detail by mapping household and travel to work movements (the 
two key determinants of the extent of housing markets) between all wards of the study area. 
Ward level is the lowest level that this data is available and provides a much more detailed picture 
than the district level analysis.  However, this often produces a very detailed and rather 
complicated picture.  

Ward Level Household Migration Patterns

2.38 Figures 2.7 and 2.8 show the origin and destination of all household (people) movements in the 
year prior to Census Day 2001 (the most recent data available).  Figure 2.7 shows the absolute 
number of movements and Figure 2.8 shows household movements as a proportion of all moves. 
In both maps a threshold has been introduced to identify the origin and destination of the most 
major movements (in terms of volume and as a proportion of moves within each ward). 

2.39 Figure 2.7 shows a highly integrated pattern of household movements taking place across the City 
of Brighton and Hove itself, which is consistent with the picture at the local authority level in 2001 

boundaries.  However there is 
also evidence in Figure 2.7 of moves to and from the City and adjacent coastal areas 
(Peacehaven in Lewes and Shoreham-by-Sea in Adur).  Peacehaven experiences fairly significant 
levels of in-migration from Brighton and Hove, but particularly from immediately across the District 
boundary in Rottingdean, though also from central Brighton.  This pattern of movements suggests 
that there is clearly something of a coastal housing market although there are also concentrations 
of household movements centred upon Shoreham-by-Sea, Worthing and coastal Lewes 
(Peacehaven and Seaford).  

2.40 Lewes town and Burgess Hill also shows signs of localised markets, with few movements into 
these towns from the surrounding area (in terms of volume and proportion of moves) and shows 
the separation of Lewes town from coastal Lewes.  Lewes in 2001 exhibited a high level of self 
containment, suggesting a strong local market.  
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Ward Level Travel to Work Patterns

2.41 The second determinant of the spatial extent of housing markets is the pattern of travel to work 
movements.  These have been mapped in the same format as household migration movements.  
Figures 2.9 and 2.10 show the origin and destination of all ward level travel to work movements 
across the study area in the 2001 Census.

2.42 Figure 2.9 illustrates a strong web of travel to work relationships between the coastal towns, with 
the pattern of movement being generally from east to west, so there is significant level of out-
commuting from Peacehaven and Newhaven into Brighton and Hove, particularly into central 
Brighton.  In travel to work terms Brighton and Hove clearly exerts a greater influence on Lewes 
District (and town) than in terms of household movements; though there seems to be greater 
travel to work patterns between north east Brighton and Lewes than with the central area.  

2.43 Figure 2.9 also illustrates the relationship between Brighton and Hove and Crawley, with 
significant volumes of workers travelling from their homes in Brighton and Hove to workplaces in 
Crawley Borough.

2.44 However, the pattern of travel to work movements is likely to have changed since 2001.  Both jobs 
and economic output in Brighton and Hove have grown rapidly since 2001 whilst employment 
growth in adjacent Districts has increased at a lower rate and in Lewes has stagnated over the 
past 5 years and employment in the District is lower than in 2001.  This is likely to have had the 
effect of greatly increasing the volume of out-commuting from Lewes District to Brighton and 
Hove.  

2.45 Given the pattern of job growth in Brighton and Hove and the absence of growth in Lewes in the 
years since 2001, DTZ expect that Lewes District and in particular the coastal towns and Lewes 
town are much more integrated in labour market terms into the Brighton and Hove labour market. 
DTZ would expect that this would also have led to greater integration in terms of the housing 
market as well. 
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Implications for the SHMA

2.46 The analysis contained within this section suggests there are a number of interconnected 
housing markets operating along the Sussex Coast, with Brighton acting as a relatively self 
contained housing and labour market in 2001, though this is likely to have changed (and 
expanded) since due to rapid employment growth in Brighton and Hove relative to the 
surrounding areas. 

2.47 The labour market is more integrated than the housing market, which suggests that people 
make decisions about where they wish to live, and a high proportion will continue to live there, 
but there is much more flexibility in where they work.  This particular aspect of the live-work 
balance is made possible in the South East by the existence of good road and rail links and 
travel to work movements to and from Brighton are shaped by the road (A27) and rail 
infrastructure (direct links to London, Gatwick and Lewes).  It is also facilitated by increasingly 
flexible patterns of work with full and part time home based working on the increase.  

2.48 Data will therefore be presented in the following sections as follows, where possible using GIS 
mapping to show variation in characteristics within Brighton itself and the wider coastal strip.

 City of Brighton and Hove  reflecting the fact that at 2001 there was evidence of a 
relatively self contained housing and labour market operating within the City 

 The Wider Coastal Area (comprising City of Brighton and Hove and Adur Borough and 
coastal Lewes and Lewes town  wards listed below)  reflecting that household migration 
and travel to work patterns are likely to have changed since 2001 as employment has 
grown in Brighton, drawing in labour and households from the surrounding Districts 

 East Sussex 

 West Sussex 

 South East Region.

2001 Wards Included Within the Wider Coastal Area - Lewes

East Saltdean and Telscombe Cliffs

Kingston

Lewes Bridge

Lewes Castle

Lewes Priory 

Newhaven Denton and Meeching 

Newhaven Valley 

Ouse Valley and Ringmer 

Peacehaven East

Peacehaven North 

Peacehaven West

Seaford Central

Seaford East

Seaford North

Seaford South 

Seaford West
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estimated that private tenants incur costs around 18% higher than an owner occupier 
occupying an identical property.  Standard entry level housing that is delivered without any 
subsidy and without any protection that ensures that the housing remains ‘affordable’ 
would fall within our definition of market housing 

– Social Rented Housing where housing is allocated on the basis of need rather than ability 
to pay and rents are set below market levels.  The development of new social rented 
housing is critically dependent on subsidy of development costs either from public funds or 
cross subsidy based on the capture of enhancements in land value associated with the 
award of planning permission. The social rented housing sector comprises both local 
authority and housing association housing for rent 

– Intermediate Housing is a relatively new phrase designed to describe the growing 
number of interventions that seek to assist those who are ineligible for social rented 
housing but cannot afford market housing.  This is what is referred to in the Barker Review 
(2004) as sub-market housing.  Such interventions include the provision of shared 
ownership, discounted equity and fixed equity and cost rent schemes. Such schemes 
typically require an element of public subsidy or cross-subsidy from commercial 
development secured through capturing part of the enhancement in land value associated 
with the granting of planning permission. Intermediate housing is defined in PPS3 as 
‘Housing at prices and rents above those of social rent but below market prices or rents, 
and which meet the (affordable housing) criteria set out above.  These can include shared 
equity products (e.g. Homebuy), other low cost homes for sale and intermediate rent.’  

3.6 PPS 3 goes on: ‘The definition does not exclude homes provided by public sector bodies or 
provided without grant funding. Where such homes meet the definition above, they may be 
considered, for planning purposes, as affordable housing.  Whereas, those homes that do not 
meet the definition, for example, ‘low cost market’ housing, may not be considered, for 
planning purposes, as affordable housing.’

3.7 The definition of what is intermediate housing, at least in terms of what may be regarded as 
being within the remit of affordable housing policies set out in planning policies is clear.   It 
does potentially mean that some private sector intermediate housing initiatives may not 
necessarily be regarded as providing affordable housing in planning terms, since they may not 
provide intermediate housing in perpetuity or guarantee recycling of receipts back into the 
provision of affordable housing.1

3.8 It is relevant to note that key worker housing could in theory fall into any of the above 
categories, though in practice most schemes fall into the intermediate housing category.  Key 
worker housing is targeted at a particular group of occupiers and is not a particular form of 
tenure.

The Drivers of the Housing Market 

3.9 Figure 3.1 shows the key underlying factors, which contribute to the working of a housing 
market, and it is this framework, which underpins the subsequent analysis of the Brighton 
housing market. 

1 English Partnerships / ATLAS guidance stipulates that any private receipts generated from the provision of 

affordable housing should be recycled back into the sector 
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The Demand for Housing

3.10 The overall demand for housing is a function of the number of households living in an area. 
Changes in the total number of households are brought about either by: 

– net changes in the number of households living in the area attributable to change within 
the population already living in the area and average household size  

– net changes in the population, and hence households, brought about by migration into or 
out of the area. 

3.11 The key drivers of these two components of demand are examined in brief below.  

3.12 Demand also arises from investors, but in the main this demand seeks to derive a return from 
rents and growth in capital values.  Both rental levels and capital values are the products of 
underlying demographic processes, so it is these aspects, which underpin investor demand.

Internal Drivers of Demand 

3.13 Internal drivers of demand can be thought of as those factors that influence the rate of 
household formation or dissolution among the resident population of an area.  The key 
influences are as follows:

– The natural rate of population growth.  This refers to the growth or decline of the 
population of an area excluding the effect of migration into or out of the area.  Broadly 
speaking the faster the growth of population in an area, the more rapidly one would expect 
the number of households to increase and the greater the demand for housing.  The 
converse is true if the population of the area is declining.  In the UK the natural rate of 
population growth through birth rates has fallen dramatically over the past century.  This 
has been partly offset by people living longer and the associated fall in death rates 

– The rate of household formation.  A major driver of housing demand in recent years has 
been the increase in the number of households per thousand of population associated with 
declining average household size.  This has been brought about by a number of influences 
– the growing proportion of adults in the population as birth rates have fallen; the 
increasing number of adults who chose to live alone as people form stable relationships at 
a later age; and the increasing number of older people, couples or singles, who live alone 
since children have grown up and left the family home. 

3.14 Social change underpins the changes in the rate of household formation and natural 
population growth described above.  These include changing attitudes to marriage, to the role 
of women in the workplace, and changes in the number of children couples choose to have. 
Social change is brought about in part by economic and technological change.   The decline in 
the average number of children per family has been associated worldwide with rising incomes 
and the availability of birth control.  Generally, however, such changes occur relatively slowly 
and their impact on the housing market is fairly predictable.   

3.15 Of more direct relevance to this study is the impact that a variety of other changes can have 
on the composition of demand.  Rising incomes and wealth have been and will continue to be 
associated with demand for higher standards of housing.  At the same time the availability and 
affordability of housing can itself influence the rate of household formation or average 
household size.  Where housing becomes less affordable young people may delay leaving the 
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parental home and there may be an increase in households comprised of unrelated 
individuals who share accommodation and housing costs.

External Drivers of Demand

3.16 The other major component of demand, the effect of migration, is much less predictable than 
factors that change the underlying rate of household formation or dissolution.  In the South of 
England as a whole there is increasing requirement for housing development, which reflects 
the strength of the economy and a growing population. However in many areas there are 
significant tensions between this demand and the supply of development land. 

3.17 Another key feature of the South East region is the relationship with London, which exerts a 
considerable influence over the whole of the South East.  London is the largest source of in-
migrants to the South East region.  In 2006, 93,000 people moved from London to the South 
East while only 54,000 people moved from the South East to live in London. Overall, 
therefore, net inward migration from London to the South East is around 40,000 people per 
annum, according to latest estimates.2

3.18 We have not analysed the pattern of migration as part of this study, but there is a well 
documented process that London experiences in-migration of young people as students, 
young single people and childless couples from around the country (as well as significant 
levels of international in-migration). As these people get older and start to purchase property 
or consider starting families they often move to more suburban areas, such as those found in 
the South East. Therefore, London acts as a form of conduit through which migrants from 
around the country enter into the South East.  

3.19 These in-migrants may continue to work in London – so the pattern of in-migration is linked to 
the observed pattern of commuting into London, though there will also be those who move 
into the South East from London who also change their place of work.  Those moving into the 
region from London will tend to have greater financial resources due to higher salaries 
obtained in the capital and possibly greater housing equity than local residents.  This has an 
impact on sub-regional markets in the South East.

3.20 This situation has led to the designation of the Thames Gateway, Milton Keynes and Ashford 
as priority growth areas to help accommodate the excess demand from elsewhere in the 
region, arising from net in-migration, natural population growth and declining household size.    

3.21 In Great Britain more generally, internal migration patterns are influenced by the relative 
performance of regional economies and employment opportunities (particularly relevant to 
Brighton) and then by regional and sub-regional house price differentials.   

3.22 International migration is now the main driver of population growth within the UK as a whole.  
Prior to 2004, more UK residents left the UK for continental Europe than entered the UK from 
Europe – the main destination of UK migrants to continental Europe was Spain.   

3.23 Moreover, international migration can be particularly hard to predict. Since the expansion of 
the European Union in 2004 the number of EU citizens migrating to the UK has increased 
five-fold. In 2003 the inflow of EU citizens was around 14,000. In 2004 this rose to around 

2 Based on the NHS Patient Register records from 2006 (the latest available year at the time of writing) 
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74,000 – 80% of this increase is attributed to migrants from the 10 accession states.3 4  The 
latest Government figures state that around 447,000 migrants from these states registered for 
work in the UK between May 2004 and the end of June 2006, of which 265,000 were Polish 
migrants5. A recent survey by the Centre for Research on Nationalism, Ethnicity and 
Multiculturalism indicates that these figures may understate the true level of migration.6

The Supply of Housing

3.24 There are two key dimensions of housing supply that it is important to understand. First the 
overall stock of housing changes only slowly, though it is important to assess the extent to 
which housing supply responds to price signals that indicate rising demand.  Second it is 
important to understand the inter-relationship between the stock of housing in different 
tenures and how tenure shifts occur in response to demand and other factors.

Changes to the Overall Stock of Housing 

3.25 In general the overall stock of housing only changes slowly. The lack of responsiveness of 
housing supply to increases in house prices was examined in the Independent Review of 
Housing Supply conducted by Kate Barker on behalf of HM Treasury.  The Final Report 
published in 2004, noted that over the last 30 years real house prices in the UK have 
increased by around 2.4% per annum, while in Europe as a whole they have increased by 
only 1.1%.  

3.26 The Review concluded that a key factor in the inflation of house prices is persistent 
inadequate supply of new housing supply and indicated that the underlying constraint on 
housing is the supply of land, determined by a number of factors:  

– The housebuilding industry, its response to risk and the speculative nature of land leading 
to a reluctance to build out large sites quickly

– The increasingly complex nature of sites (especially brownfield sites) where significant 
remediation may be required 

– Land ownership and the incentives to bring forward for development along with the 
difficulties of site assembly where ownership is fragmented 

– The planning system and its influence over the amount of land which is made available 
and whether development is viable through the delivery of necessary infrastructure

– Land use is politically contentious. 

3.27 The government published its response to the Barker Review in December 2005.  The key 
commitment made by government is to increase the rate of housebuilding from the current 
level of around 150,000 dwellings pa to 200,000 dwellings pa by 2016 (recently increased to 
240,000 pa by the Prime Minister).  The government also stated its intent to increase the 

3 ONS 2004 
4 The 2004 accession states were Cyprus, Czech Republic, Estonia, Hungary, Latvia, Lithuania, Malta, Poland, 

Slovakia and Slovenia. 
5 Home Office (2006) Accession Monitoring Report – Note that this records the cumulative number of people who 

have register to work.  It does not represent net migration. 
6 The survey of 500 Poles in the UK found that 64% had signed the workers register
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output of affordable housing to a rate of 70,000 pa by 2010, of which around 50,000 would be 
social rented homes.7

3.28 The approved Regional Planning Guidance and emerging Regional Spatial Strategy provide 
an agreed framework for land use planning by the local authorities.  The Panel Report of the 
draft South East Plan was recently published and although the Inspectors recommended 
some increase in housing provision in the South East as a whole it is not at the level 
expected, given Government’s ambition and the evidence in relation to housing demand and 
need.  The Inspectors accepted that a higher level of housing provision would need to be 
supported by increased funding and infrastructure provision.  For the Brighton and Hove, the 
housing provision recommended by the Inspectors implies a slight increase on its housing 
targets.  These figures are reviewed in Section 9 of this report.

Changes to the Tenure Balance of the Stock

3.29 The stock of dwellings in different tenures has changed significantly over the past decade as a 
result of differential rates of development of housing of different tenure and shifts in tenure 
within the existing stock.  

– The overall stock of owner occupied property has increased.  The majority of new 
housing development has been for sale, though the emergence of the Buy-to-Let 
phenomenon has meant that some new development has resulted in the expansion of the 
private rented sector. The stock of owner occupied dwellings has also expanded as a 
result of people exercising the Right to Buy on housing association or local authority 
owned dwellings 

– The stock of local authority owned dwellings has shrunk significantly in the last 
decade.  For all practical purposes there has been no development of new local authority 
dwellings. Nationally there has been a trend towards local authorities transferring stock to 
the management of Housing Associations (RSLs), though Brighton and Hove has retained 
its stock.  The stock of local authority dwellings has also continued to dwindle as people 
exercise the Right to Buy   

– The stock of housing association properties has increased as a consequence of 
new development and stock transfer

– The stock of private rented housing has expanded considerably over the last 
decade.   This growth has been achieved at the expense of the owner occupied sector. 
By implication growth must have been achieved both through a significant proportion of 
new dwellings being bought under Buy-to-Let arrangements or by commercial investors; 
and through some of the existing owner occupied stock of housing moving into the private 
rented sector.

3.30 It is also important to understand the way in which demand for different tenures impacts other 
tenure sectors. 

3.31 The owner occupied sector is the dominant form of tenure and the tenure of preference of the 
vast majority of residents.  The sector is so dominant in terms of the housing market (since 
social rented and intermediate housing can be thought of outside the market mechanism) that 
what happens in the owner occupied sector has major implications for all other forms of 

7 Housing Green Paper 2007
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tenure.  Put simply, if people cannot access owner occupied housing, this will increase 
demand in both the private rented sector and the social rented housing sector.

3.32 The converse is also true as is evident in areas of the country with systemic low demand.  If 
the owner occupied sector is easily accessed, then typically one sees the impact in terms of 
low demand for social rented housing and private rented housing, and abandonment of the 
worst privately owned properties.  Understanding the dynamics of the owner occupied sector 
is therefore critical to social and private sector landlords. 

3.33 Where declining affordability in the owner occupied sector leads to increased demand in the 
private rented sector, this can be expected to have a number of effects.  Increasing demand 
can generally be expected to lead to increased rents.  Little is known about how the supply of 
rented properties responds to increasing rents, but in the context of a general shortage of 
housing it seems unlikely that a significant new supply of private rented properties will be 
called forth by higher prices (although the emergence of the Buy to Let sector may have 
changed this picture).

3.34 Increased private sector rents are likely to have two important implications.  First it is probable 
that those on the margins of owner occupation can outbid those already in the sector in the 
competition for the best properties.  So over time, one can expect to see a process by which 
those on slightly higher incomes displace those on lower incomes into less good properties, 
and at all levels in the market people end up paying higher rents.  This is likely to lead to 
higher Housing Benefit costs, with a consequent diversion of public sector resources from 
other priorities. 

3.35 At the bottom end of the market, typically where the most vulnerable people live, tenants may 
find themselves unable to access rented properties.  They are likely to look to social rented 
housing providers to assist them; putting already stretched social rented housing resources 
under further pressure.  In many cases these tenants may not be accorded priority by social 
housing landlords, so they may end up sharing or, at worst, on the streets.  What first appears 
as house price inflation therefore then has direct knock on effects that ultimately can lead to 
increased homelessness and over crowding.  

3.36 Rising costs in the owner occupied sector therefore impact on the social housing sector, 
largely by displacing people from the private rented sector.  It is increasingly possible to think 
of the local authority and housing association sectors as a single sector, albeit it is comprised 
of two different types of landlord, with different governance structures.  Local authorities have 
nomination rights over a large proportion of new housing association tenancies, and 
increasingly housing association development priorities are agreed in conjunction with local 
authority partners.  
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4. Demographic Drivers of Demand  

4.1 This section analyses the underlying components of housing demand by examining 
demographic change over the last two decades, alongside historic and current structures and 
trends of those who occupy housing within each of the housing market areas.

4.2 The analysis is presented for the following geographic areas, and compared with data for the 
South East of England:

– Brighton and Hove 

– Wider Coastal Area  

– East Sussex  

– West Sussex. 

4.3 In some instances when analysing the Wider Coastal Area, data is not available at ward level 
and thus we have sought to pro-rata the data.  

Key Points 
– Population estimates indicate that the population of Brighton and Hove is 251,400, the 

Wider Coastal Area 395,900, East Sussex 506,200, West Sussex 770,800 and the South 
East 8,237,800 (as at 2006) 

– The population growth over the period 1991 - 2006 was 17.6% in Brighton and Hove, 
15.1% for the Wider Coastal Area, 15.5% for East Sussex, 15.4% for West Sussex, and 
15.5% for the South East  

– The age profile of these areas differ somewhat, with evidence of a significant fall in the 
proportion of people over the age of 65 in Brighton and Hove and the Wider Coastal Area; 
in contrast there has been a fall in the proportion of younger people in East and West 
Sussex 

– Owner occupation for Brighton and Hove (63.7%) is substantially below the regional and 
national figure (77.2%) and consistent with a younger population which may choose to 
rent or for whom renting may be the only affordable option 

– Brighton and Hove has an average household size of 2.09; this is significantly below the 
South East average of 2.38 (2001 Census)   

– From 1991 to 2001 the total number of households in Brighton and Hove increased by 
10,300 accounting for 3% of household growth for the South East region

Population

4.4 The total population of the City of Brighton and Hove (based on the ONS 2006 mid year 
estimates) is 251,400, making up 3.1% of the total population for the South East.  Figure 4.1 
illustrates the relative population within each local authority area across the South East and 
shows that Brighton and Hove has one of the largest populations of any local authority area 
within the South East region. 
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Figure 4.1: Total Population by District 

Source: ONS 2006 Mid Year Population Estimates 

4.5 Figure 4.2 plots the indexed population change since 1981 in each of the local authority study 
areas. The results indicate that over the 25-year period, East Sussex has witnessed the most 
significant population growth exceeding that of all the other study areas. West Sussex also 
experienced relatively high levels of growth over the same time period. In contrast Brighton 
and Hove recorded the smallest percentage growth. 
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Figure 4.2: Indexed Population Change 1981-2006  

Source: ONS 2006 Mid Year Population Estimates 

4.6 Figure 4.3 provides values for absolute and percentage growth in population for the study 
areas over the 1981-2006 period.  Over the twenty-five year period, Brighton and Hove 
experienced the smallest absolute increase in population (14,200) whilst West Sussex 
received the largest increase.  Brighton and Hove recorded the smallest percentage increase 
of only 5.1%, and East Sussex the largest at 18.7%.  When these results are compared with 
the South East, Brighton and Hove has witnessed significantly lower levels of population 
growth over the period, less than half that of the South East (13.7%).  

Figure 4.3: Population Change 1981-2006

 1981 2006 Change % Change

Brighton and Hove 237,300 251,400 14,200 5.9%
Wider Coastal Area 358,231 385,881 27,650 7.7%
West Sussex 668,300 770,900 102,600 15.4%
East Sussex 427,600 506,200 78,600 18.4%
South East 7,243,100 8,237,800 994,700 13.7%

Source: Mid Year Population Estimates June 2006 

4.7 However, Figure 4.4 shows how the population of each district in the South East changed 
from 1991-2006. The map shows that Brighton and Hove recorded the largest percentage 
population change at 17.6% of any of the benchmark areas.  This contrasts with the data 
shown in Figure 4.3, which shows the population growth for Brighton and Hove for the period 
1981-2006 at only 5.9%; significantly lower than the 1991-2006 results.  This highlights how 
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population growth has accelerated in Brighton and Hove since 1991, and in particular from 
1996 (see Figure 4.2).   

Figure 4.4: Population Change (%) by District 1991-2006

Source: 1991 Census and ONS 2006 Mid Year Population Estimates 

4.8 The age structure of the population influences the level, type and tenure of housing that is 
required.  For example, a younger population tends to be more mobile having accumulated 
less in the way of housing equity and savings.  Younger households therefore have more 
difficulty in becoming homeowners, and their mobility means that they are less inclined to buy. 
Areas with a larger population of people in their 20s typically have a relatively large stock of 
private rented accommodation.  Conversely areas with an older age profile often have high 
levels of owner occupation, but may have a relatively greater need to consider how best to 
meet the housing and health needs of older people.

4.9 Figure 4.5 indicates that Brighton and Hove has a high proportion of people aged within the 
15-44 age cohorts, whilst having a correspondingly low proportion of those aged between 45-
74. This indicates that Brighton and Hove has a relatively young population; these findings are 
expected due to the nature of Brighton as a destination for young people, the presence of two 
Universities and the expansion of university attendance and English language colleges within 
the centre of the city. 
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Figure 4.5: Population by Age 2006

Area Total 0-14 15-24 25-44 45-64 65-74 75+

Brighton and Hove 251,400 15% 15% 34% 21% 7% 8%
Wider Coastal Area 386,000 16% 13% 30% 23% 8% 9%
East Sussex 506,200 17% 11% 23% 27% 11% 12%
West Sussex 770,600 17% 11% 26% 26% 10% 11%
South East 8,237,700 18% 13% 28% 25% 8% 8%

Source: ONS 2006 Mid Year Population Estimates

4.10 It is also interesting to consider how the age profile of the population is changing over time. 
Figures 4.6 and 4.7 examine the percentage change in population by age group. The figures 
illustrate that Brighton and Hove has experienced the largest percentage growth in the 
population aged in the 25-44 age cohorts.  Part of this growth might be explained by the 
retention of graduates from the University of Brighton and the University of Sussex. Among 
the wider Coastal Area, which is dominated by the city, Brighton and Hove in contrast to the 
other benchmark areas has positive growth in the 15-64 age cohorts, whilst experiencing 
falling populations in the 65-75+ cohorts. The South East in comparison witnessed growth in 
all cohorts with the exception of the 0-14 age group.  This strengthens the view of Brighton 
and Hove being a destination for the younger population, although the decline in the 0-14 age 
group suggests that Brighton is less attractive to families with young children, in contrast to 
West Sussex as a whole. 

Figure 4.6: Percentage Population Growth by Age Group – 1996-2006

Source: Mid Year Population Estimates June 2006 
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Figure 4.7: Percentage Population Growth by Age Group (1996-2006)

Area Total 0-14 15-24 25-44 45-64 65-74 75+

Brighton and Hove 4% -2% 8% 14% 7% -18% -13%
Wider Coastal Area 4% -2% 10% 9% 9% -5% -5%
East Sussex 5% -1% 15% -3% 19% -1% 3%
West Sussex 6% 3% 8% -1% 17% -2% 9%
South East 6% 0% 11% 0% 14% 1% 12%

Source: Mid Year Population Estimates June 2006 

4.11 The ageing population is a national phenomenon, with the growth in the 45-64 age cohort 
being a result of the baby boom of the 1950s, and the growth in the population aged 75+ a 
consequence of growing longevity.  But clearly there is something in the character of Brighton 
and Hove and the Wider Coastal Area that makes it relatively unattractive to these age groups 
as a place to live, or particularly attractive to people in the 25-44 age groups.  

4.12 Both East and West Sussex have experienced strong growth in the 45-65 and 0-14 year age 
cohorts, which suggests that in-migration into the area is becoming increasingly driven by 
family households.  Data from the 2001 Census on the household composition of in-migrants 
would appear to support this, with West Sussex experiencing a net in-migration of 590 family 
households in the year preceding 2001 (See figure 4.8).  

4.13 Figure 4.8 shows that within all the benchmark areas, with the exception of Brighton and 
Hove, there are net inward movements of couples with children (family households). In 
contrast, Brighton and Hove in 2001 experienced net out-migration of family households. All 
areas recorded in-migration of one-person households (excluding pensioners).  The growth in 
single person households is a national trend and reflects changing social trends, for example 
higher divorce rates and people remaining single until later in life.  

4.14 Brighton and Hove recorded the highest number of net in-migration from one-person 
households (890), whilst experiencing net out-migration of pensioners.  This trend was also 
witnessed in the Wider Coastal Area.  In comparison East and West Sussex have both 
experienced significant net in-migration of family households.  This provides further evidence 
that Brighton and Hove and the Wider Coastal Area is particularly attractive to the younger 
single population, whilst East and West Sussex attracts pensioners and family households. 
This pattern is consistent with the migration patterns analysed in Section 2.   

Figure 4.8: Net Migration Figures (Whole Districts) 2000-01

Brighton
and Hove

Wider
Coastal Area

East
Sussex

West 
Sussex

South
East

One person excluding pensioners 890 868 501 399 3,589
One person pensioner -70 -37 222 235 752
Pensioner couples -38 -13 243 159 -80
Couples without children 58 149 624 704 1,359
Couples with children -108 20 455 591 6,085
Lone parent households 0 18 272 262 1,098

Source: 2001 Census
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4.15 DTZ expect that a number of the family household movements into East and West Sussex are 
likely to comprise moves from areas with high housing equity (mainly London) as well as from 
Brighton and Hove due to reasons associated with perceived quality of life, larger and 
(relatively) more affordable housing as well as fast transport links to London enabling 
commuting to take place.  

4.16 Figures 4.9 and 4.10 show the absolute change in population over a ten-year period from 
1996 to 2006.  The 25-44 age cohorts account for the majority of the population growth in 
Brighton and Hove. In the Wider Coastal Area it is the 25-44 age group and the 45-64 age 
groups that account for the majority of growth over this period. Conversely in East and West 
Sussex the 45-64 age group is overwhelmingly the most significant in terms of population 
growth.

Figure 4.9: Absolute Change in Population by Age, 1996-2006

Area Total 0-14 15-24 25-44 45-64 65-74 75+

Brighton and Hove 9,100 -600 2,700 10,500 3,300 -3,800 -3,000
Wider Coastal Area 17,892 -1,095 4,880 9,573 7,444 -1,158 -1,752
East Sussex 25,800 -900 7,300 -3400 21,700 -600 1,700
West Sussex 42,800 3,600 5,900 -1,800 29,500 -1,700 7,300
South East 437,100 -3500 100,300 9100 251,300 8,800 71,100

Source: Mid Year Population Estimates June 2006 

Figure 4.10: Absolute Change in Population by Age, 1996-2006 

Source: Mid Year Population Estimates June 2006 
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4.17 Overall the analysis suggests that each benchmark area may be experiencing its own 
population dynamic.  The different study areas have settlements that have distinctive 
characteristics, which may appeal to different markets in terms of people at different life 
stages. This is a common feature of urban areas and their rural hinterlands, but Coastal 
Sussex is rather different comprising of a linear urban area and only 180  rural hinterlands 
because of its coastal location.  

Current Number of Households 

4.18 Using CLG 2004 Household projection data, we can assume that there are around 120,000 
households in Brighton and Hove, 178,000 in the Wider Coastal Area, 223,000 in East 
Sussex, 333,000 in West Sussex and 3,435,000 in the South East.   

Household Growth

4.19 The total number of households in Brighton and Hove increased by 9% during the ten-year 
period from 1991 to 2001.  This level of growth is slightly lower than the South East average 
of 10%. The highest level of growth occurred in West Sussex with 11%.  In addition, the 
population has increased by 4.8% between 2001 and 2006, the largest recorded growth out of 
all the benchmark areas.  The level of household growth exceeded the level of new 
completions which suggests that households have continued to form despite constraints on 
the supply of new homes and may have been accommodated in shared housing.  This also 
helps to explain the demand pressures in Brighton and Hove, evident in rising prices over the 
last 10 years, and also evident in the pressure the City Council faces from developers and 
householders to subdivide and convert properties within the City.  

Figure 4.11: Percentage Change in Number of Households 1991-2001

Source: 1991 and 2001 Census and CLG 2004 Based Household Growth Figures 
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Figure 4.12: Household Growth 1991-2001

1991 2001 2006
% Change 
1991 - 2001

% Change 
2001 – 2006

Brighton and Hove 104,200 114,500 120,000 9.9% 4.8%
Wider Coastal 
Area 160,300 174,900 178,390 9.1% 2.0%
East Sussex 195,200 214,600 223,000 9.9% 3.9%
West Sussex 288,900 320,900 333,000 11.1% 3.8%
South East 2,967,700 3,287,500 3,435,000 10.8% 4.5%

Source: 1991 and 2001 Census, and CLG 2004 Based Household Growth Figures

Household Size

4.20 Trends in household size and the number of households are crucial in determining the 
demand for future housing.  Future changes in the number of households will be determined 
by increases in population and the extent to which an area follows national trends in reducing 
average household size.   

4.21 Figure 4.13 shows that in Brighton and Hove there are on average 2.09 persons per 
household and for the Wider Coastal Area 2.20; both lower than the average for the South 
East with 2.38 persons per household as a result of the small average household size within 
Brighton and Hove.  

4.22 The contrast in average household size between Brighton and Hove and the Wider Coastal 
Area with the other study areas provides further evidence of smaller households being drawn 
to Brighton and Hove, reinforcing the trend for urban centres to attract young single and 
childless households.  
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Figure 4.13: Average Number of People per Household Space

Source: 2001 Census

Household Projections

4.23 Household projections prepared by CLG (Figure 4.14, and 4.15) suggest that household 
growth in the future will not differ vastly between the benchmark areas.  Brighton and Hove is 
projected to experience the largest indexed growth followed by the Wider Coastal Area, whilst 
West Sussex the smallest.  

4.24 Projected growth in Brighton and Hove is for an additional 1,400 households each year and 
1,988 in the Wider Coastal Area.  These CLG projections are based upon the continuation of 
past trends; recent growth in Brighton and Hove therefore will lead (indirectly) to higher 
anticipated household growth levels in the future.   

4.25 It is important to realise that these forecasts are trend based; they tend to reflect the past 
pattern of household growth (2004 based). They therefore imply a continuation of past trends, 
though they also reflect the underlying demographic structure of the population.  They do not 
take account of planned changes in the pattern of future housing provision, and linked to this, 
patterns of household movement between local authority areas.  
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Figure 4.14: Indexed Household Growth Projections 2004-2029

Source: CLG 2004 Based Household Growth Figures

Figure 4.15: Absolute Household Growth Projections 2004-2029 (Whole Districts) 

2004 2006 2011 2016 2021 2026 2029
Change 
2004 to 

2029

Annual 
Change

Brighton and 
Hove

117,000 120,000 127,000 134,000 142,000 148,000 152,000 35,000 1,400

Wider 
Coastal Area

175,390 178,390 187,970 198,340 209,920 219,290 225,080 49,690 1,988

East Sussex 219,000 223,000 234,000 247,000 260,000 273,000 280,000 61,000 2,440

West Sussex 328,000 333,000 348,000 365,000 383,000 400,000 409,000 81,000 3,240

South East 3,368,000 3,435,000 3,601,000 3,783,000 3,963,000 4,125,000 4,211,000 843,000 33,720

Source: CLG 2004 Based Household Growth Figures

4.26 Figure 4.16 makes comparisons between historical household growth recorded from the 2001 
Census, and the 2004 CLG household growth projections.  Out of all the study areas, Brighton 
and Hove appears to have the sharpest rise over the 3 periods, increasing dramatically from 
5.8% from 1991-2001 to 11.7% to 2016 (reflecting the more rapid population growth since 
2001), the South East in comparison only increases from 8.8% to 10.1% over the same 
periods.   
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Figure 4.16: Percentage Household Growth – Past and Future (Whole Districts) 

Source: 1991 and 2001 Census / CLG 2004 Based Household Forecasts 

4.27 Figure 4.17 and figure 4.18 illustrates how the household compositions in Brighton and Hove 
are expected to change from 2004 to 2026.  Single and cohabiting couple households are 
expected to rise, whilst married couple households are expected to fall. 
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Figure 4.17: Breakdown of Indexed Household Growth Projections 2004-2026 (Brighton 
and Hove) 

Source: CLG 2004 Based Household Forecasts 
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Figure 4.18 Percentage Household Growth – Past and Future (Brighton and Hove)  

Source: CLG 2004 Based Household Forecasts 

Tenure Patterns 

4.28 Figure 4.19 shows that in 2001, 63.7% of all households in Brighton and Hove owned their 
own homes.  However out of all the study areas, Brighton and Hove has the lowest levels of 
owner occupation.  Conversely, it has the largest proportion of private rented and social 
rented. More recently a study by DCA (2005) found social rented tenure to have increased to 
15.7% of the housing stock. 

Figure 4.19: Tenure

Owner 
Occupation

Social Rented Private Rented Lives Rent Free 

Brighton and Hove  63.7% 12.7% 22.4% 1.3% 
Wider Coastal Area 69.8% 11.9% 17.0% 1.3% 
East Sussex 78.3% 10.0% 10.2% 1.5% 
West Sussex 79.6% 10.5% 8.4% 1.5% 
South East 77.2% 11.4% 10.1% 1.4% 

Source: 2001 Census

4.29 Figure 4.20 illustrates the spatial distribution of social rented households across the study 
area showing relatively higher concentrations in the East of Brighton and central area.  
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Figure 4.20: Proportion of Households in the Social Rented Sector

Source: 2001 Census

4.30 Figure 4.21 illustrates the proportion of households in the private rented sector. As expected 
from the results in Figure 4.19, Brighton and Hove has a higher concentration of private 
rented housing compared with the other benchmark areas, concentrated along the coast and 
central areas in particular. 
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Figure 4.21: Proportion of Households in the Private Rented Sector

Source: 2001 Census

Household Composition and Tenure

4.31 Figures 4.22 shows the distribution of household types within the study areas compared with 
the average for the South East. Single households account for a large proportion (39.4%) of 
all households in Brighton and Hove, and slightly less (36.7%) for the Wider Coastal Area. 
Both areas have significantly higher proportions of these single households than the South 
East (28.7%). 

4.32 Overall Brighton and Hove and the Wider Coastal Area has a very high proportion of single 
households compared to East and West Sussex.  In comparison 20.9% of the households in 
Brighton and Hove are families (by this we mean couples or lone parent’s with dependent 
children), whilst the incidence of family households is considerably higher in East Sussex 
(25.1%), West Sussex (25.4%) and the South East (27.5%).   
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Fig 4.22: Household Composition

Brighton and 
Hove

Wider Coastal 
Area

East
Sussex

West 
Sussex

South East

Single Pensioner 16.0% 17.2% 19.7% 17.1% 14.5%
Single Adult 23.4% 19.5% 13.7% 13.0% 14.2%
Pensioner couple 6.9% 9.0% 13.2% 11.9% 9.8%
Couple with no 
dependents

20.6% 21.5% 23.4% 24.7% 24.9%

Couple with 
dependents

14.8% 16.3% 19.6% 20.5% 22.2%

Lone parents with 
dependents

6.1% 5.8% 5.5% 4.9% 5.3%

Lone parents 
(children no longer 
dependent)

2.5% 2.6% 2.5% 2.5% 2.7%

Other with 
dependents

1.6% 1.6% 1.6% 1.6% 1.9%

Student 1.2% 0.8% 0.1% 0.1% 0.4%
Other pensioner 0.5% 0.5% 0.7% 0.6% 0.4%
Other 6.3% 5.1% 2.9% 3.1% 3.7%

Source: 2001 Census

4.33 In 2001 most of the study areas had very small numbers of students, however Brighton and 
Hove had a higher incidence of student population (1.2%) in comparison to the South East 
(0.1%) due to the presence of the two universities of Brighton and Sussex.  It is likely that 
absolute numbers have increased in recent years with the expansion of the student 
populations in both universities.  Data from Higher Education Statistics Agency on student 
numbers in 2006 suggests there are around 25,000 students currently attending the two 
universities, which would account for around 1% of the current (2006) population of Brighton 
and Hove.  This suggests that students have remained a consistent proportion of the 
population, though the picture may be different in different neighbourhoods where students 
are known to have clustered near Campuses.   

4.34 Figures 4.23 and 4.24 show the distribution of household types by tenure for Brighton and 
Hove and the South East.  Figure 4.13 illustrates household composition for Brighton and 
Hove; the majority of one-person non-pensioner households live in the private rented sector.  
Pensioner households and families with children are particularly strongly represented in the 
council rented and other social rented sectors, with proportionately fewer living in the private 
rented sector.  Single adults (other than pensioners) households are much more likely to live 
in privately rented accommodation than other household types (40%).  
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Figure 4.23:  Brighton and Hove – Household Composition by Tenure 

All
Households Owned

Council 
Rented

Other 
Social
Rented

Private Rented 
or Living Rent 

Free

All Pensioner 
Households 24% 24% 31% 39% 16%

One Person non-
pensioner 24% 20% 18% 22% 40%
Couples 17% 19% 7% 4% 20%

Families with children 28% 29% 38% 30% 17%
Other 7% 7% 5% 5% 7%

Source: 2001 Census

4.35 Figure 4.24 shows the same data set for the South East and indicates that whilst pensioners 
make up a quarter of all households, they account for over 40% of households in the social 
rented sector. This impacts upon the housing market as a whole.  Families with children 
occupy the highest proportion of owned and council rented properties. Pensioner’s account for 
the second highest proportion of households in the South East, with particularly strong 
representation among social housing tenants. 

Figure 4.24: South East – Household Composition by Tenure 

All Households Owned
Council 
Rented

Other Social 
Rented

Private Rented or 
Living Rent Free

All Pensioner 
Households 25% 24% 33% 42% 16%
One Person 
non-pensioner 14% 12% 14% 13% 29%
Couples 19% 22% 8% 6% 21%

Families with 
children 36% 37% 39% 35% 29%
Other 5% 5% 6% 4% 5%

Source: 2001 Census
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5. Economic Drivers of Demand1

5.1 A change in the demographics of an area can alter the need for different levels and types of 
homes. However the economic development of an area is of equal importance in driving 
change in housing markets, especially due to its effect on migration. This section analyses 
recent economic performance and the way in which the economy of Brighton and Hove and 
the Wider Coastal Area has influenced the demographic and socio-economic profiles.

5.2 It is important to highlight the reciprocal relationship between economic development and the 
provision of housing. While there is an obvious and established link between economic 
development and the requirement for housing, the type of housing provided within an area 
can often play a role in supporting economic development and regeneration objectives. 

Key Points

– In 2006 some 115,600 people were employed in Brighton and Hove, which represents 3% 
of the 3.7 million people employed in the South East of England. 4% of the regional 
workforce (161,700 people) are employed in the Wider Coastal Area 

– Over the period 1995-2006, the number of jobs in Brighton and Hove has grown by 17%. 
This compares with growth in employment of 7% in the South East.  The growth in 
employment within Brighton and Hove has resulted in an absolute growth of over 17,000 
jobs. The Wider Costal Area has grown at a slightly lower rate of 15%. GVA growth in the 
City grew fastest out of all the benchmark areas between 1998 and 2007, surpassing 
growth rates in the South East as a whole 

– Since 1999 Brighton and Hove has outperformed the region in terms of employment 
growth, whilst the Wider Coastal Area has followed a similar trend to the South East. The 
most important sectors in Brighton and Hove are Public Administration, Education & 
Health, Distribution, Hotels & Restaurants, and Banking, Finance and Insurance; these 
sectors combined account for 80% of the total workforce (77% in the Wider Coastal Area) 

– Unconstrained forecasts suggest that Brighton and Hove has the potential for employment 
growth into 2026, but at a slower rate than seen in recent years. However, taking into 
account the dwellings allocation in Brighton and Hove, constrained forecasts show total 
employment could decline by around 1,150 jobs between 2006 and 2016 and around 
2,300 jobs to 2026 

– Brighton and Hove has an economic activity rate of 78%, slightly lower than the average 
for the South East (81%), whilst the Wider Coastal Area has a rate in line with the region 
81%. Amongst the benchmark areas the highest unemployment rate (modelled by the 
Annual Population Survey) is in Brighton and Hove (6.6%).  In all areas unemployment has 
fallen from 1995 and levelled out at relatively low levels post 2001 

– The occupational profile within all study areas show a high proportion of people working 
within what are regarded as high value-added occupations.  In Brighton and Hove 50% of 
those in work are employed as managers & senior officials, within professional 
occupations, or associate professional and technical occupations (though a significant 
proportion of these commute out of Brighton to high paid jobs elsewhere, including 
London). However, there remain persistent pockets of deprivation within the City. 

1 A glossary of economic terminology used in this section is provided in Appendix A.  
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Employment 

5.3 Employment and job growth are important drivers of the demand for housing.  In 2006 some 
115,600 people were employed (working) in Brighton and Hove, which represents 3% of the 
3.67 million people employed in the South East of England.  This is broadly consistent with its 
share of the South East population (also 3%).  The Wider Coastal Area employs 161,700 
people, which accounts for 4% of the regional workforce.  East Sussex accounts for 5% of 
regional employment, whilst West Sussex employs almost double, accounting for 9% of the 
South East workforce, reflecting significant levels of employment within Crawley Borough. 
Figure 5.1 shows the latest employment data available for the benchmark areas. Figure 5.2 
illustrates the number of employee jobs in each of the districts in the South East. 

Figure 5.1: Current Employment 

2006 Employment % of Region 

Brighton and Hove 115,600 3% 
Wider Coastal Area 161,500 4% 
East Sussex 167,700 5% 
West Sussex 343,000 9% 
South East 3,668,700 100%

Source: ABI 2006 (Nomis)
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Figure 5.2: Spatial Distribution of Jobs (Source: ABI2, 2006) 

5.4 Over the period 1995-2006, the number of jobs in Brighton and Hove has grown by 17%.  This 
compares with growth in employment of 7% in the South East as a whole.  The growth in 
employment within the Brighton and Hove market area has resulted in an absolute growth of 
over 17,000 jobs.

5.5 The Wider Costal area has grown at a slightly lower rate of 15%, with East Sussex 
experiencing overall job growth of 13%. West Sussex experienced growth lower than the 
regional level at 6%.  Overall employment growth between 1995 and 2006 is depicted in 
Figure 5.3. 

2 The ABI (Annual Business Inquiry) measure of employment measures the number of employment positions within a 

given location
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Figure 5.3: Overall Employment Growth, 1995-2006 (%)

5.6 In terms of the pattern of employment growth3 over the past 12 years, Figure 5.4 shows that 
until 1999, all benchmark areas were performing below the regional growth rate, following a 
similar trend.  However, Brighton and Hove has since outperformed the region, whilst the 
Wider Coastal Area has followed a similar trend to the South East.  Further employment 
growth is likely to increase demand for housing by stimulating in-migration, and also 
potentially by increasing earnings and economic wealth.  East and West Sussex have both 
tracked slightly below the regional employment growth rate until 2002 when West Sussex 
experienced a sharp fall in employment. The district recovered slightly from 2004, whilst East 
Sussex remains slightly below the regional growth rate. According to the ABI data, the fall in 
employment within West Sussex between 2002 and 2003 was largely caused by a loss of 
some 7,000 employees within the Banking, finance and insurance employment sector.

3 Figure 5.4 suggests that employment in all areas other than West Sussex fell between 2005 and 2006. However, it 

is likely that this movement reflects an alteration in the way that the Annual Business Inquiry (ABI) samples its data. 

There have been a number of changes to the survey data in order to aid the transition from the ABI to the Business 

Register Employment Survey in 2009. For example, the reference date has changed from December to September 

for which businesses are asked for their employment figures. This has resulted in lower overall employment estimates 

when comparing the 2005 and the 2006 ABI/1 estimates. The amount varies by industry given the seasonal nature of 

some activity, with the greatest impact on the retail sector. It is not possible to measure the impact of the changes 

made precisely, however the scale of the overall discontinuity between the 2005 and 2006 ABI is estimated to be in 

the range of 0.6 to 1.3 per cent of the total number of employees in a downward direction. 
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Figure 5.4: Indexed Employment Growth, 1995-2006 (1995 = 100) 

Figure 5.5: Indexed Employment Growth, 1995-2006 (1995 = 100)

1995
Employment

2006
Employment

Absolute Change 
1995 to 2006

% Change 
1995 to 2006

Brighton and Hove 98,400 115,600 17,200 17%
Wider Coastal Area 140,700 161,500 20,800 15%
East Sussex 148,900 167,700 18,800 13%
West Sussex 322,800 343,000 20,300 6%
South East 3,425,100 3,668,700 243,600 7%

5.7 The sectoral profile of employment can give a further indication to the likely demand for 
housing.  Some industries are regarded as high value-added (such as Banking, Finance & 
Insurance) and will have implications on the occupational profile of those living in the market 
area. In terms of absolute employment the most important sectors in Brighton and Hove are 
Public Administration, Education & Health, Distribution, Hotels & Restaurants, and Banking, 
Finance and Insurance; these three sectors combined account for 79% of the total workforce. 

5.8 Figures 5.6 and 5.7 show that within the Brighton and Hove market area there has been 
strong growth in Banking, Finance and Insurance, Other Services, Public Administration, 
Education & Health, and Construction between 1995 and 2006.  Conversely, there has been a 
fall in employment within Manufacturing, Transport & Communications, and Energy & Water. 

130

In
de

xe
d 

E
m

pl
oy

m
en

t C
ha

ng
e 

19
98

 =
 1

00
  . 125

120

115

110

105

100

95
1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006

Brighton & Hove Wider Coastal Area East Sussex West Sussex South East

Source: ABI Employee Anlysis 2006



Brighton and Hove Housing Market Assessment Page 51

5.9 The economies of the Brighton and Hove and the Wider Coastal Area have therefore 
undergone considerable change over the past decade. It can be seen that whilst some 
sectors are declining, absolute employment growth has been largely driven by growth within 
sectors that are regarded as high value-added and are likely to have a differing skill profile 
when compared to the more traditional sectors.   

Figure 5.6: Indexed Employment Growth by Sector, within Brighton and Hove 1995-
2006 (1995 = 100) 

Figure 5.7: Employment Growth by Sector within Brighton and Hove, 1995-2006

Sector 1995 2006
% Change 
1995-2006

Energy and water 1,900 1,500 -21%
Manufacturing 5,900 3,700 -37%
Construction 1,700 3,300 94%
Distribution, hotels and restaurants 22,900 26,900 17%
Transport and communications 8,500 5,900 -31%
Banking, finance and insurance, etc 22,100 31,400 42%
Public administration, education & health 27,100 34,600 28%
Other services 4,700 8,300 77%
Total Employees 94,800 115,600 22%

5.10 In terms of Brighton and Hove’s relative specialisms (when compared to the South East 
economy), these are presented as a location quotient in Figure 5.8.  Location quotients allow 
a comparison to be made of the relative concentrations in the employment base between the
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benchmark areas.  Location quotients identify the relative concentration of each sector type 
compared with the average for the South East as a whole for each area.  A score greater than 
one indicates a relative concentration of employment, and a score less than one represents 
an under-representation of employment in that sector compared to the regional average. 

5.11 Figure 5.8 reveals that Brighton and Hove and the Wider Coastal Area have a very different 
sectoral employment breakdown than the region, and to some extent, East and West Sussex. 
It appears that the two areas have a relative concentration in the Energy and Water, and 
Other Services, Public Administration, Education & Health, and Banking, Finance and 
Insurance sectors. However, there is a low concentration of Construction, Manufacturing, and 
Transport and Communications.   

5.12 The relative concentration of employment within the Energy and Water sector (and to a lesser 
extent Other Services) within Brighton and Hove appears to suggest that there may be a 
concentration of low valued-added jobs within the City when compared to the South East. 
This is a concern reflected in the City Council’s Employment and Skills Plan, which cites that 
the Brighton and Hove economy remains ‘too reliant on employment in low value added 
sectors’.4  The Plan also comments on the job growth in recent years having been 
disproportionately in the higher level occupations (as illustrated in this section), often requiring 
a degree or equivalent qualification from workers.  Whilst this is a positive development given 
the reliance on low value added employment in the City, there is concern about mobility within 
the workforce with a lack of growth in occupations in the middle and people in lower skilled 
occupations unable to progress into the higher valued added occupations.   

Figure 5.8: Location Quotient - Employment by Broad Sector compared to the South 
East, 2006 

4 Brighton and Hove City Employment and Skills Plan 2007/08 – 2010/12 
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Economic Activity and Unemployment 

5.13 The employment analysis above provides an insight into the number and type of jobs within 
the market area. However it is also important to understand how well the local workforce is 
engaged with the labour market, in terms of the economic activity associated with those 
people who live in each of the market areas. Data from the Annual Population Survey 
provides an indication of the economic activity of an area, defined as the proportion of the 
working age population who are employed, self-employed, unemployed but available for work, 
or full time students. The Annual Population Survey also provides an insight into the 
unemployment level within an area.

5.14 Annual Population Survey data is not available at a ward level so unemployment and 
economic activity data for the Wider Coastal Area has been weighted by population.  Figures 
5.9 and 5.10 show that all of the benchmark areas have relatively high economic activity rates 
although Brighton and Hove is lower at 78% in 2007 having fallen slightly since 2006.  Lower 
economic activity rates amongst the working age population in Brighton and Hove may be 
explained in part a more significant sized student population that adjacent areas (it is relevant 
to note that in both Cambridge and Oxford economic activity rates are lower at around 72%). 
It may also be explained by working age people taking early retirement; though 
unemployment rates in the City suggest that a significant proportion are out of work but not 
out of choice.

5.15 The highest unemployment rate is found within the Wider Coastal Area (6.7%), just slightly 
above that of Brighton and Hove (6.6%) and suggests that a relatively significant proportion of 
the working age population are not engaged in the labour market.  West Sussex has the 
lowest unemployment rate (3.8%) and highest economic activity rate. 

Figure 5.9: Economic Activity Rate and Unemployment Rate, Working Age 
Population, 2007
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Figure 5.10: Economic Activity and Unemployment, 2007 
Economic activity rate - working 

age Unemployment rate - working age
Brighton and Hove 78% 6.6%
Wider Coastal Area 82% 6.7%
East Sussex 81% 5.2%
West Sussex 82% 3.8%
South East 82% 4.5%

Source: Annual Population Survey (2007)

5.16 Figure 5.11 illustrates the proportion of the working age population who are economically 
active at an output area level.  

Figure 5.11: Proportion of Working Age Population Who Are Economically Active

5.17 Figures 5.12 to 5.13 present economic activity levels by tenure in the Brighton and Hove 
market area and the Wider Coastal Market area respectively.  These show that economic 
activity rates are highest amongst those living in owner occupied housing.  Economic activity 
rates are slightly lower among private renters.  Incidentally, private renters have a higher 
proportion of students and unemployed people than found within owner occupied dwellings.

5.18 Within the Brighton and Hove around 72% of homeowners are classed as economically 
active, compared to 69% of private tenants.  Within the council rented and other social rented 



Brighton and Hove Housing Market Assessment Page 55

sectors, just 47% and 43% of people are classed as economically active respectively; it can 
be seen that economic inactivity is far higher amongst tenants in social rented housing.   

5.19 The majority of inactivity within the social rented sectors is comprised of retired people, those 
looking after home/family and the long term sick or disabled. At the time of the Census 
unemployment was between 6-7% in all tenure types other than owner occupied where the 
unemployment rate was just 2%.  

Figure 5.12: Economic Activity in Brighton and Hove Market Area by Tenure, 
Proportion of Working Age Population 

Figure 5.13: Brighton and Hove Market Area Economic Activity 
Percentages (Source: Census 2001)

by Tenure –

 Owned
Rent from 
Council

Other Social 
Rented

Private rented 
or living rent 

free
All People 114,000 16,500 6,200 42,400
Employee 55% 35% 31% 49%
Self employed 13% 4% 4% 7%
Unemployed 2% 6% 7% 6%
Full-time student 2% 2% 2% 7%
Retired 14% 15% 13% 5%
Student 3% 3% 4% 13%
Looking after home/family 5% 13% 14% 5%
Permanently sick or disabled 3% 16% 19% 4%
Other 2% 5% 6% 3%
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5.20 The Wider Coastal market area has a very similar profile to Brighton and Hove market area.  
The main, but subtle difference is a slightly higher economic activity rate within the council 
rented and other social rented tenures within the Wider Coastal Area. 

Figure 5.14: Economic Activity in the Wider Coastal Area by Tenure, Proportion of 
Working Age Population

Figure 5.15: Wider Coastal Market Area Economic Activity by Tenure – Percentages 
(Source: Census 2001) 

 Owned
Rent from 
Council

Other Social 
Rented

Private rented 
or living rent 

free
All People 191,500 24,300 8,400 50,400
Employee 55% 37% 32% 49%
Self employed 12% 5% 5% 8%
Unemployed 2% 6% 7% 6%
Full-time student 2% 2% 2% 6%
Retired 16% 15% 13% 5%
Student 3% 3% 4% 12%
Looking after home/family 5% 13% 14% 6%
Permanently sick or disabled 3% 14% 17% 5%
Other 2% 5% 6% 3%

5.21 Low levels of unemployment are a significant feature across the South East, particularly in the 
owner occupied sector within the Brighton and Hove and Wider Coastal market areas.  Figure 
5.16 shows that the absolute level of unemployment (as measured by claimant count) have
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more than halved in all the benchmark areas over the period 1995 to 2007.  However, due to 
restrictions in the length of time a person can remain on unemployment benefit, these figures 
are likely to understate the true level of unemployment, by omitting those who are long term 
unemployed.5

5.22 Figure 5.16 shows that in all areas the claimant count has followed the regional trend, 
consistently falling from 1995 and levelling out at very low levels post 2001.  However, despite 
following the South East trend, Brighton and Hove and the Wider Coastal Area’s claimant rate 
remains above the regional benchmark. West Sussex has a claimant rate below that of the 
regional benchmark.

5.23 The current low claimant count (particularly in West Sussex and the South East as a whole) 
effectively represents full employment since there will always be a proportion of people 
between jobs or deemed unemployable (although the limitations of Claimant Count data need 
to be borne in mind here).  Low levels of unemployment present a challenge in terms of 
accommodating future employment growth.  As such there may be limited scope to increase 
labour supply by reducing unemployment, and as discussed previously, economic activity 
rates are already high.  Within the market area, drawing more retired people into the labour 
market could accommodate some job growth.  However the implications of future job growth 
for labour demand and how this is to be met need to be considered in terms of the 
implications for commuting patterns or for housing policy. Job growth is likely to stimulate 
demand for housing in the area, with implications for the overall balance of demand and 
supply. 

5 The Labour Force Survey’s measure of unemployment shows the same trend of declining unemployment, albeit with 

higher levels of unemployment than show by the Claimant Count figures but data is incomplete for some authorities in 

the benchmark areas so we have not included it in this report.
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Figure 5.16: Claimant Rate, 1995-20076

Occupational Structure

5.24 Figure 5.17 sets out the occupational profile of those who live in the Brighton and Hove 
market area and the Wider Coastal Area compared to the South East benchmark areas.  It is 
important to keep in mind that here we are referring to those who live in Brighton and are in 
work but do not all work in jobs within Brighton itself.   

5.25 All areas share a similar occupational profile with a high proportion of people working within 
what are regarded as high value-added occupations.  Brighton and Hove in particular has 
almost 50% of its workforce (residents in work) employed as managers & senior officials, 
within professional occupations, or within associate professional and technical occupations 
(this compares to 44% in the Wider Coastal Area and the South East).  In contrast, there is a 
low representation of typically lower income occupations such as Process, Plant & Machine 
Operatives in each of the areas.  

6 Claimant Count ward data is unavailable between 1995 and 2007 – District average rates are based on absolute 

proportions.
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Figure 5.17: Occupational Employment Structure of Brighton and Hove, the Wider 
Coastal Area, East and West Sussex, and the South East 

Brighton
and Hove

Wider
Coastal 

Area
East

Sussex
West 

Sussex
South
East

Managers and Senior Officials 16% 15% 16% 17% 17%
Professional Occupations 15% 13% 10% 11% 12%
Associate Professional and 
Technical Occupations 17% 16% 14% 14% 15%
Administrative and Secretarial 
Occupations 13% 13% 13% 14% 14%
Skilled Trades Occupations 9% 11% 13% 11% 11%
Personal Service Occupations 8% 8% 9% 8% 7%
Sales and Customer Service 
Occupations 9% 9% 7% 8% 7%
Process, Plant and Machine 
Operatives 4% 5% 6% 6% 6%
Elementary Occupations 9% 10% 11% 10% 10%

5.26 Occupational structure data can be usefully presented as a location quotient (Figure 5.18). 
Location quotients identify the relative concentration of each occupation type compared with 
the average for the region as a whole for each area.  A score greater than one indicates an 
over-representation of a particular occupation group relative to the representation of that 
group in the South East as a whole, and a score less than one represents a relative under-
representation of employment in that occupational group.   

5.27 The location quotient analysis suggests the resident workforce of Brighton and Hove and the 
Wider Coastal market areas are more likely to be employed in higher value added 
occupations when compared to the regional average.  Despite having a lower concentration of 
managers & senior officials, there is a very strong presence of people within professional 
occupations and within associate professional and technical occupations. These occupations 
are generally the better-paid occupations.  

5.28 Conversely Brighton and Hove and the Wider Coastal market areas also have a relatively low 
proportion of people employed in traditionally lower paid occupations such as Process, Plant 
and Machine operatives, and Elementary Occupations.  However, there is a relative 
concentration of people employed within sales and customer service occupations, possibly 
attributable to the coastal region’s offer as an important sub-regional shopping centre and 
tourist destination. 

5.29 East and West Sussex has a different profile with a relatively low concentration of people 
employed within the so called ‘higher value-added’ occupations, but a concentration of people 
employed within skilled trade occupations, personal service occupations, and elementary 
occupations. 
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Figure 5.18: Occupational Structure Location Quotients 2001

Productivity and Output 

5.30 Gross Value Added7 is a key measure of the output generated within an area; assessing GVA 
per head of resident population as well as GVA per worker is a useful benchmark for 
measuring the economic health and wealth of an area.  

5.31 Figure 5.19 shows that in 2006, GVA per worker was lower than the regional average across 
Brighton and Hove, the Wider Coastal Area and East Sussex, which indicates that workers 
within these areas are slightly less productive than the average across the region.  East 
Sussex had the lowest GVA per worker at £31,000, followed by Wider Coastal Area £31,300. 
In contrast, GVA per worker within the South East (£40,800) is significantly higher.  Brighton 
and Hove also has a relatively high GVA of £35,800 per worker though below that of the 
South East as a whole suggesting there is room for improvement. 

5.32 The pattern is similar when looking at GVA per resident, but to a significantly lower extent. 
Brighton and Hove, for example, has a relatively stronger GVA per resident of £16,500 
compared to just £10,300 in East Sussex (which largely reflects the higher concentration of 
jobs in Brighton) though it is still below that of the South East as a whole reflecting the fact 
that a more significant proportion of working age people are not engaged in the labour market.   

7 Gross value added is the difference between output and intermediate consumption for any given sector/industry. 

That is the difference between the value of goods and services produced and the cost of raw materials and other 

inputs, which are used up in production.  

Managers and Senior Officials

Elementary Occupations

Process, Plant and Machine Operatives

Sales and Customer Service Occupations

1.3

1.2

1.1

1

0.9

0.8

0.7

0.6

0.5

0.4

Professional Occupations

Associate Professional and Technical
Occupations

Administrative and Secretarial Occupations

Skilled Trades OccupationsPersonal Service Occupations

Brighton & Hove Wider Coastal Area East Sussex West Sussex South East

Source: 2001 Census



Brighton and Hove Housing Market Assessment Page 61

Figure 5.19: GVA per Worker and per Resident (£), 2006

Figure 5.20: GVA per Worker and per Resident, 2006 (Source: DTZ – incorporating ABI 
and APS 2006) 

GVA Per Worker GVA Per Resident
Brighton and Hove £35,800 £16,500
Wider Coastal Area £31,300 £13,100
East Sussex £31,000 £10,300
West Sussex £50,600 £22,500
South East £40,800 £18,200

5.33 Figure 5.21 illustrates GVA growth since 1998 and forecast growth over the next five years. 
The DTZ forecasts of real GVA growth at the Local Area level are constructed using a mixture 
of labour force data, official GVA data and DTZ forecasts at the NUTS3 (county) level. The 
most timely data is available at the national level and this forms the basis of our forecasts, 
with our regional and sub-regional numbers feeding from this.  At the local level, forecasts are 
based on estimates of historical output shares, which are projected forward to generate the 
forecasts. 

5.34 In terms of GVA growth, it can be seen that since 1998 Brighton and Hove grew the strongest 
out of all the benchmark areas, exceeding the growth witnessed in the wider region.  Figure 
5.21 sets out the implications if this level of growth continued to 2012.  The Wider Coastal 
Area and West Sussex have followed a similar trend but experiencing growth at slightly below 
the regional rate.  Conversely, East Sussex has experienced lower growth and a fall in GVA 
since 2003.

5.35 It is evident that wealth is increasing within the majority of the benchmark areas.  The 
additional wealth that has been generated, indicated by significant gains in GVA, is likely to 
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impact on the quality of housing demanded within the market areas.  However this data does 
not tell us how this additional wealth is distributed between households.   

Figure 5.21: Indexed Growth in GVA, 1998 – 2007 and GVA Growth 2008 to 2012 
(Projected Forward Based on Past Trends)

Commuting Distances 

5.36 Commuter distances give some indication to the jobs-homes balance as well as the 
environmental sustainability of a housing market and may also reflect other housing market 
characteristics such as the quality of the housing stock or local environment.  Figure 5.22 
illustrates the distances travelled to work by residents within each market and benchmark 
area.  

5.37 Workers who live within Brighton and Hove, as well as the Wider Coastal Area, travel shorter 
distances to work when compared to the regional average.  However, there are a greater 
proportion of people in Brighton and Hove who commute over 40km than seen in the South 
East, with significant numbers of workers commuting into London for work (see Section 2). 
There are likely to be many reasons why these people choose to live in Brighton and work in 
London (as discussed in Section 2).  The influence of those who live in Brighton and Hove but 
work in London has an important impact on the Brighton market, reflected in the difference the 
occupations of residents and the jobs available within Brighton, wage differentials and the 
consequent impact on house prices.   

5.38 However, with growth in service sector employment and significant advances in Information 
and Communications Technology since 2001, the numbers of full or part time home workers 
may have increased significantly.  Such trends have implications for the housing market in
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terms of demand for working space at home, and by allowing people to live progressively 
further from their place of work.   

Figure 5.22: Commuter Distances of Residents within the Benchmark Areas

5.39 The growth in home working will also affect the size and layout of properties in the future, the 
need to travel and the geographic distribution of economic wealth.  Such moves could further 
improve the sustainability of an area provided frequent short trips are not simply replaced by 
infrequent long journeys to employment hubs elsewhere.  

5.40 Figure 5.23 illustrates a significant growth in home working in the decade between the Census 
(1991 and 2001).  It can be seen that there has been growth in home working of 45% to 50% 
in the majority of the benchmark areas (37% in West Sussex).  This trend is likely to have 
continued into 2008 and beyond as communication technology evolves and businesses are 
increasingly operating on a flexible basis.

5.41 It can be seen that, at 10% to 12% in 2001, the proportion of home workers was higher in the 
more rural areas such as East and West Sussex.  The region also had 10% of people working 
from home, whereas Brighton and Hove and the Wider Coastal Area had around 9% of the 
workforce working from home. 

5.42 It must be noted that there is also likely to be a growing proportion of workers who are 
predominantly based in a place of employment, such as an office, but who also have the 
flexibility to work at home during part of the week.  These people will not appear as ‘working 
from home’ within the statistics.
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Figure 5.23: Proportion of Workforce Working at Home

Index of Multiple Deprivation (IMD) 

5.43 The socio-economic characteristics of the benchmark areas manifest themselves in the levels 
of deprivation experienced across the local authorities that comprise the study areas.  Figure 
5.24 presents 2007 IMD Rankings across the study areas at a local authority level.  Figure 
5.25 illustrates 2007 IMD Rankings at an Output Area level - the lowest area level for spatial 
analysis.  

5.44 The average IMD scores for each of the local authorities shown in Figure 5.24 reveal a mixed 
pattern of deprivation.  Brighton and Hove is within the 22% most deprived districts in the 
country, whilst Hastings (part of East Sussex) is within the top 9% of deprived districts. 
Conversely, many of the districts lie within the least deprived areas - Mid Sussex (part of West 
Sussex); within the 2% least deprived districts in England; and Horsham (also part of West 
Sussex) and within the 2% least deprived districts in England.
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Figure 5.25: Index of Multiple Deprivation Rankings 2007. Source: IMD 2007, ODPM 

IMD Rank of Average Score 
(1 being most deprived, 354 

being least deprived)

Percentile Standing 
(Compared to all other 

England Districts)

Brighton and Hove 79 22%
Wider Coastal Area 
(Average Whole Districts) 145 41%
East Sussex (Average) 161 45%
Eastbourne 104 29%
Hastings 31 9%
Lewes 218 62%
Rother 166 47%
Wealden 284 80%
West Sussex (Average) 206 58%
Adur 138 39%
Arun 187 53%
Chichester 259 73%
Crawley 207 58%
Horsham 337 95%
Mid Sussex 346 98%

Worthing 172 49%

5.45 Figure 5.26 to 5.28 present the results of the IMD 2007 at the output area level, highlighting 
the differences within Brighton and Hove itself.  Figure 5.26 shows that there are 
concentrations of deprivation, mainly within Brighton’s central area, with some output areas 
within the 10% most deprived in the Country.  The Super Output Areas (SOAs) falling within 
the most deprived 10% in the country make up sizeable proportions of Hangleton, Hollingbury 
and Marine wards. There are also smaller pockets of similar deprivation within Moulsecoomb, 
Queen’s Park, King’s Cliff and St. Peter’s wards. 

5.46 Figure 5.27 shows that these concentrations of deprivation are largely over laid with 
employment and income deprivation (the latter map not included but shows the same pattern 
as employment deprivation).  These patterns accord with the City Council’s concerns that, 
although Brighton has been successful in growing jobs, this has not been matched by a 
reduction in worklessness8 – some Brighton residents have remained unable to access the 
labour market.  However, recent research9 by Brighton and Hove’s Local Strategic Partnership 
using the IMD 2007 also highlights that significant numbers of deprived households live 
outside Brighton and Hove’s most deprived output areas.  Whilst the evidence in this report 
points to the continued rationale for a neighbourhood based approach to reducing 
concentrations of deprivation it also emphasises the need for City-wide measures.   

8 Brighton & Hove City Council Employment and Skills Plan 2007/8 – 2011/12 
9 Oxford Consultants for Social Inclusion (OCSI) and Educe ltd (2007)
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Figure 5.26: Index of Multiple Deprivation 2007 at Output Area Level

Figure 5.27: Index of Employment Deprivation 2007 at Output Area Level
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Future Employment Growth

5.47 The latest Brighton and Hove Employment Land Study (2006) highlighted two sets of 
forecasts. These were prepared for East Sussex County Council by Experian Business 
Strategies (EBS) as part of the sub-regional strategy work undertaken for the South East 
Plan. The first forecast scenario is labelled ‘constrained’ and the other is labelled 
‘unconstrained’. Assumptions behind these forecasts are derived from those used in the 
South East Plan.  The ‘unconstrained forecasts’ fit with the EBS standard model and 
represent their ‘best view’ of economic prospects at that time. 

5.48 The growth rates in both forecasts have been applied to the latest ABI employment data in 
order to provide a more up to date picture of likely employment growth.  The constrained and 
unconstrained employment growth in Brighton and Hove is illustrated in Figure 5.28, below.

Figure 5.28: Forecast Employment Growth 2006 to 2026 (constrained and unconstrained) 

5.49 The ‘constrained’ forecasts replace the population growth from the original model with 
population growth produced by Anglia Polytechnic University in line with the housing figures 
from the South East Plan. It can be seen that the constrained forecasts show total 
employment is forecast to decline in Brighton and Hove – by around 1,150 jobs between 2006 
and 2016 and around 2,300 jobs up to 2026. Growth in this forecast is constrained by the 
dwellings allocation in Brighton and Hove. Dwelling constraints will obviously restrict 
population growth, which is one of the main economic drivers for public and consumer 
services. Population also determines the supply of labour; a limited labour supply will act as a 
further constraint on economic growth. 
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5.50 Despite a decline in employment, the constrained growth forecasts some sectors to grow 
including: Other Services, Education, Business Services, and Communications. Declining 
sectors include: Retailing, Wholesaling, Banking and Insurance, and Transport.

5.51 Conversely, the ‘unconstrained’ forecasts suggest that total employment could increase in 
Brighton and Hove by 9,200 jobs between 2006 and 2016 and 16,600 between 2006 and 
2026. However, this is dependent on increasing the working population.  In reality, because 
unemployment is relatively low, this could only be achieved by increasing dwellings (and 
therefore the population) or to increasing the labour pool by attracting in-commuters to 
Brighton and Hove.

5.52 According to the data, the future rate of growth in the unconstrained forecast is still at a lower 
rate of growth than was seen in the past (0.8% per annum to 2016 compared to 2% per 
annum as in the past). The individual sectors are also forecast to grow more slowly in the 
future. Growing sectors in the ‘unconstrained’ forecasts include: Business Services, Other 
services, Education, Health, and Hotels & Catering. 
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6. Characteristics and Structure of Housing Supply 

6.1 This section examines the characteristics and structure of housing supply in the market areas. 
It provides an assessment of the range, quality and spatial distribution of housing that is 
currently available within the existing stock. As in previous sections, the market areas of 
Brighton and Hove and the Wider Coastal Area are compared to the benchmarks areas of 
East Sussex, West Sussex, and the South East. 

Key Points 

– Brighton and Hove has a housing stock characterised by a high proportion of flats, 
maisonettes and apartments (46%), and a low proportion of detached (11%) and semi-
detached (20%) housing

– Owner occupation in Brighton and Hove is 62% - well below levels seen elsewhere in the 
Sussex area and the South East average of 74%. Brighton and Hove also has nearly 
double the level of private rented stock as the South East (23% compared to 12%) 

– Growth in total housing stock between 1991 and 2001 has been consistent across all 
study areas, with Brighton and Hove showing slightly greater growth (16.3%) than the 
regional average (16.0%). The Wider Coastal Area was the only area to show an increase 
below the average (14.7%). Stock in Brighton and Hove is likely to have increased by a 
further 3.4% since 2001, based on completions data 

– In terms of council tax banding, Brighton and Hove has a greater proportion of its housing 
stock – 43% - in the lowest two tax bands (A and B) than any of the comparator areas. 
This compares to the South East average of 25% 

– 52% of stock in Brighton and Hove has four rooms or less (equating to a one or two bed 
property). This is above all the comparator areas (with the Wider Coastal Area at 47% and 
the South East at 30%). Brighton and Hove also has a smaller proportion of stock with five 
or more rooms than the wider areas (48% compared to the South East figure of 70%) 

– In Brighton and Hove, owner occupied dwellings are typically larger than social rented 
properties (62% with five or more rooms, compared to 29%). In turn social rented 
dwellings are slightly larger than those privately rented (which have 24% of their stock 
with five or more rooms) 

– All study areas have similar levels of vacant property and second home stock, according 
to the 2001 census. Information from Brighton & Hove City Council suggests a slightly 
higher figure than this for Brighton and Hove, with much of its second home stock 
concentrated along the seafront 

– Brighton and Hove has a higher level of overcrowding than any of the comparator areas, 
with 13% of its stock with one or more rooms less than reasonably required. This 
compares to 6% for all the other areas 

– The level of under-occupancy in the owner occupied sector in Brighton and Hove is 
double that of the private and social rented sectors. The private rented sector shows the 
most overcrowding, with 28% of its stock having at least one room less than needed 

– In terms of new housing provision, Mid-Sussex, Horsham, Brighton and Hove and Arun 
are expected to see the most significant growth within the period to 2016 (based on South 
East Plan Panel recommendations). However, of these areas, Brighton and Hove is the 
only authority currently meeting these targets.
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Total Housing Stock

6.2 The total stock of housing in each market area according to the 2001 Census is shown in 
Figure 6.1 below.

Figure 6.1: Total Stock Numbers (Source: 2001 Census) 

Area Total Housing Stock

Brighton and Hove 117,780
Wider Coastal Area 179,890
East Sussex 224,760
West Sussex 331,370

South East 3,391,830

Source: Census, 2001 

6.3 Figure 6.2 shows the spatial distribution of housing by output area across the study area and 
demonstrates the concentration of dwellings within the central and coastal area of Brighton 
and Hove.

Figure 6.2: Spatial Distribution of housing 
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Housing Stock by Type 

6.4 The composition of housing in the study and benchmark areas is shown in Figures 6.3 and 
6.4. Both Brighton and Hove and the Wider Coastal Area have lower proportions of detached 
and semi-detached houses than the other benchmark areas. With similar proportions of 
terraced housing across the comparison areas, Brighton and Hove and the Wider Coastal 
Area consequently have much greater proportional stocks of flats, maisonettes and 
apartments. Indeed, these areas both have over twice the proportion as the South East, and 
with 46% of its stock within this category, Brighton and Hove has double the proportion of 
flats, maisonettes and apartments as found in West or East Sussex.  

6.5 This bias towards flats and terraced homes is not dissimilar to that found in other cities and 
urban areas. However, it is more extreme within Brighton and Hove, which is likely to be due 
to the historic pattern of development in the city in terms of large terraces that lend 
themselves to conversion; constrained land supply and the premium of location close to the 
seafront; and in more recent times the impact of higher house prices, intense affordability 
pressures and lack of available sites which will have encouraged the development of higher 
density housing in recent years. 

Figure 6.3: Housing Stock by Type – Brighton and Hove
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11%1%
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20%

Detached

Semi-detached

Terraced

Flat / Maisonette / Apartment

Caravan / other mobile or
temporary structure

Shared Dwelling

Source: Census, 2001
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Figure 6.4: Housing Stock by Type

Detached
Semi-

detached
Terraced

Flat / 
Maisonette / 
Apartment

Caravan / 
other mobile 
or temporary 

structure

Shared
Dwelling

Brighton and Hove 11% 20% 22% 46% 0% 1%
Wider Coastal Area 17% 24% 21% 37% 0% 1%
East Sussex 33% 25% 19% 22% 0% 0%
West Sussex 31% 27% 22% 19% 1% 0%
South East 29% 28% 23% 18% 1% 0%

Source: Census, 2001 

Housing by Tenure

6.6 Figures 6.5 and 6.6 analyse the pattern of housing tenures. Brighton and Hove has the lowest 
level of owner occupation across the benchmark areas with 62%. The Wider Coastal Area 
follows this with 68%. Seaside resorts such as Brighton and Hove tend to high levels of 
private renting in part due to a large stock of large dwellings suitable for sub-division and 
renting; in part due to historic decline of the tourism base, low earnings, and generally low 
prices.

6.7 This is consistent with the age profile of Brighton and Hove’s population, which has a younger 
bias.  Younger households tend to have less equity, are more mobile and therefore less likely 
than older households to own their own home, often needing or choosing to rent instead.  It is 
also likely to reflect the higher prices within Brighton and Hove and the difficulty that this 
presents in accessing the owner occupied sector.  West and East Sussex have owner 
occupation levels much closer to the south east average of 74%.   

6.8 In terms of social rented accommodation, levels are very consistent across the comparator 
areas, with a range of only 3%. There is a much larger variation in levels of private rented / 
rent free accommodation – with Brighton and Hove having almost double the South East 
average (23% compared to 12%) and the Wider Coastal Area experiencing a level of 18%. 
Compared to the wider areas therefore, Brighton and Hove has distinctly lower levels of owner 
occupied housing and higher levels of private rental stock.  The extent of private renting is 
likely to be a symptom of difficulties faced by households in entering the owner occupied 
sector; the bias towards a younger population, particularly students and graduates who may 
favour private renting; the nature of the stock within Brighton and Hove and the nature of new 
development in the form of flats, often built to let in the rental market with development largely 
funded by investors. 
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Figure 6.5: Housing Stock by Tenure – Brighton and Hove 

Figure 6.6: Housing Stock by Tenure

Owned Social Rented Private Rented / Rent Free

Brighton and Hove LA 62% 15% 23%
Wider Coastal Area 68% 14% 18%
East Sussex 75% 12% 13%
West Sussex 77% 13% 11%
South East 74% 14% 12%

Source: Census, 2001 

Growth in Stock

6.9 The total change in housing stock is shown in Figure 6.7. This indicates that the housing stock 
of all areas has increased substantially between 1991 and 2001. The average increase for the 
South East has been 16%, which represents an absolute growth of just under 470,000 
dwellings. Brighton and Hove has seen a stock increase of almost 16,500, which equals a 
16.3% increase. The benchmark areas of East and West Sussex show similar, above average 
increases for the south east of 16.8% and 16.3% respectively. The only area to witness an 
increase in stock below the South East figure is the Wider Coastal Area. This has seen a 
growth rate of 14.7%.  Based on completions data (see section 6.18), Brighton and Hove 
stock is likely to have increased by another 3.4% since 2001 which suggests that the housing 
stock of Brighton and Hove has grown by a rate of around 0.5% per annum since 2001 and, 
assuming current completion levels are maintained, a further 10% will be added to the stock 
of the City by 2026.

23%

62%15%

Owned

Social Rented

Private Rented / Rent Free

Source: Census, 2001
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Figure 6.7: Total Change in Housing Stock

 1991 2001
Absolute 
Change

Change (%)

Brighton and Hove 101,293 117,784 16,491 16.3
Wider Coastal Area 156,888 179,888 23,000 14.7
East Sussex 192,399 224,762 32,363 16.8
West Sussex 285,040 331,371 46,331 16.3

South East 2,923,837 3,391,833 467,996 16.0

Source: Census 1991 & 2s 1991 & 2001

Housing Stock by Council Tax Band

6.10 A broad indication of the quality and price of the housing stock in a given area is the 
proportion of premises classified under each Council Tax band. Figures 6.8 and 6.9 show 
that, of the stock within Brighton and Hove, 85% is within Bands A-D, with only 15% in the 
higher band categories of E-X. Figure 6.9 compares this to the other benchmark areas and 
indicates that Brighton and Hove has the highest proportion of its housing stock in the lowest 
two bands (A and B) at 43%. With the Wider Coastal Area following this with 37%, both these 
areas are considerably higher than the South East average of 25%. 

6.11 There is a smaller range of proportions of Band C & D property, with Brighton and Hove at the 
lower end of this range – 42%, West Sussex at 50% and the South East at 46%. Looking at 
the lower bands (i.e. Band A – D) together shows that Brighton and Hove has the highest 
proportion of its stock within them (85%), closely followed by the Wider Coastal Area (84%). 
This compares to the South East figure of 71%. Brighton and Hove consequently has a 
smaller proportion of its stock within the higher council tax rating bands – with 14% in Bands E 
– H. This compares to 16% for the Wider Coastal Area, 25% for East Sussex, 20% for West 
Sussex and 29% for the South East as a whole.   
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Figure 6.8: Housing Stock by Council Tax Band (Year) – Brighton and Hove 

Figure 6.9: Housing Stock by Council Tax Band (2006) 

 Total
Bands 
A - B

Bands 
C - D

Bands 
E - F

Bands 
G - H

Bands 
I - X

Brighton and Hove 122,109 43% 42% 12% 2% 0%
Wider Coastal Area 187,154 37% 47% 13% 3% 0%
East Sussex 233,957 33% 42% 19% 6% 0%
West Sussex 344,237 21% 50% 23% 7% 0%
South East 3,529,756 25% 46% 22% 7% 0%

Source: ONS, 2006 

Size of Housing

6.12 Figures 6.10 and 6.11 show the size of stock by number of habitable rooms. The number of 
rooms listed does not include bathrooms, toilets, halls or landings, or rooms that can only be 
used for storage. All other rooms are counted, though if two rooms have been converted into 
one they are counted as one room. Rooms shared between a number of households (for 
example a shared kitchen) are not counted. 

6.13 As a guide DTZ work with the following rule of thumb regarding the relationship between 
habitable rooms and the number of bedrooms in a property, which is the more generally 
understood yardstick of dwelling size:

– 1-4 room dwellings equate to a 1-2 bed property - if we assume this includes a kitchen, 
and could include 1 or 2 reception rooms
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– 5-6 room dwellings equate to a 2-3 bed property - if we assume a kitchen and one or two 
reception rooms 

– 7 plus room dwellings equate to 4 bed plus properties 

6.14 52% of the stock in Brighton and Hove has between 1 and 4 rooms which, based on the 
above assumptions, equates to 1-2 bed dwellings. A further 35% has 5-6 rooms (or 2-3 bed 
dwellings), with 13% having more than 7 rooms (or equating to a 4 bedroom house). In 
comparison to the other benchmark areas, Brighton and Hove has the highest proportion of 
stock with four rooms or less. This figure of 52% compares to 47% for the Wider Coastal 
Area, 35% and 32% for East and West Sussex (respectively), and 30% for the South East.   

6.15 Brighton and Hove unsurprisingly has lower levels of stock with 5 or more rooms. In terms of 
stock with 5-6 rooms (i.e. 2-3 bedrooms), the figure for Brighton and Hove of 35% is 10 
percentage points below the South East average and 5 percentage points below that of the 
Wider Coastal Area. With 13% of the housing stock of Brighton and Hove having 7 or more 
rooms (i.e. 4 bedrooms), this is almost half the proportion for the South East more generally. 
However, it is very similar to the 14% of the Wider Coastal Area. The figure of 23% for both 
East and West Sussex closely resemble the wider regional average.  Section 7 considers the 
prices of different types and sizes of dwellings.  In general, one would expect to find that the 
bias towards smaller dwellings in the housing stock of urban areas would mean lower average 
house prices when compared to surrounding rural areas where the stock has a larger bias, 
but this is not the case within Brighton and Hove.   

Figure 6.10: Size of Housing Stock – Brighton and Hove
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1 room
2 rooms
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Source: Census, 2001
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Figure 6.11: Size of Housing Stock

1 room 2 rooms 3 to 4 rooms 5 to 6 rooms 7+ rooms

Brighton and Hove
LA 3% 6% 44% 35% 13%
Wider Coastal Area 2% 5% 40% 40% 14%
East Sussex 1% 3% 31% 42% 23%
West Sussex 1% 2% 29% 45% 23%
South East 1% 2% 27% 45% 25%

Source: Census, 2001

6.16 Figures 6.12 and 6.13 below show the size of housing stock by tenure for Brighton and Hove. 
This indicates that owner occupied dwellings are typically larger than rented ones: 62% of 
owner occupied stock has 5 or more rooms (2 or more bedrooms). This compares to 29% for 
social rented and 24% for private rented / rent-free. The social rented sector shows a broad 
mix of sizes of its stock with 59% having 3-4 rooms. The private rental sector has the smallest 
sized stock with 21% having 2 rooms or fewer (compared to 11% for social rented and 2% for 
owner occupied). 

Figure 6.12: Size of Stock by Tenure – Brighton and Hove 

Figure 6.13: Size of Stock by Tenure – Brighton and Hove 

1 room 2 rooms 3-4 rooms 5-6 rooms 7+ rooms

Owned 0% 2% 35% 44% 18%
Social Rented 2% 9% 59% 26% 3%
Private Rented / Rent Free 8% 13% 56% 19% 5%

Source: Census, 2001
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Houses in Multiple Occupation 

6.17 It is worth also considering the incidence of and issues around Houses in Multiple Occupation 
within Brighton and Hove.  HMOs fall under all of the different types of homes within the city in 
terms of type and size discussed previously in this section – some are small bedsits, others 
large shared houses.  But the definition of HMOs and regulation of these dwellings is largely 
designed to ensure dwellings that are occupied by the most vulnerable people in the private 
rented sector meet certain standards in relation to health and safety.  

6.18 HMOs broadly fall into three categories (which reflect changes to the Government definition in 
the Housing Acts over time):

– Licensable HMOs: these are houses with 3 storeys or more and have 5 or more people 
who are not single household sharing facilities.  Brighton & Hove City Council estimate 
that there are around 1,000 such HMOs within the City, based on the number of 
applications they have received and are processing since the 2004 Housing Act. 
Interestingly, if we assume that these properties all have 7 rooms or more, it is likely that 
around 10% of the City’s 7+ roomed (4 or more bedroom) properties are HMOs  

– Section 257 HMOs: these are properties that have been converted into self contained flats 
or bedsits but do not comply with the 1991 building regulations and where less than two 
thirds are owner occupied.  The Council are unable to quantify the number of bedsit 
HMOs since these properties move fluidly in and out of owner occupation and private 
renting and two thirds of the building must be private rented for these properties to be 
eligible for licensing.  These bedsit HMOs are concentrated in the centre of the City. It is 
therefore a difficult task to keep track of the numbers of these properties which are likely 
to be housing more vulnerable people. However, DTZ would speculate that the number of 
such properties could be substantial given the significant proportion of small properties in 
the City’s housing stock (3% of the stock has only one room and is therefore likely to be 
bedsit accommodation: it is likely that a proportion of these would fall in the Section 257 
HMO definition)

– Shared houses:  houses which are less than 3 storeys and have less than 5 people who 
are not a single household sharing facilities.  Landlords of these properties are not 
required to license them but they can be voluntarily registered with Brighton and Hove 
Council.  The Council do not have any data on these properties though they are aware 
that they are numerous and there is likely to be larger numbers of these properties than 
licensable HMOs – which suggests that an even greater proportion of the larger housing 
stock within Brighton and Hove is occupied by households sharing, particularly students 
(see Section 8).  Indeed, following the 2004 definition of a HMO, some landlords have 
restricted the number of people sharing so that their properties do not have to be licensed, 
thus avoiding the need to carry out improvements.  

6.19 Rather unhelpfully, there is a different definition of HMOs under planning (TPCA Use Classes 
Order 1987) which refers to houses occupied by 6 or more people who are not a single 
household and who share facilities.  This means that although these houses and households 
may be a concern for planners, they are not required to be licensed by law so unless they are 
captured under the licensable HMOs by virtue of being 3 storeys or more, the City Council is 
reliant on landlords voluntarily registering with the Council.  It is likely that the number of 
shared homes has increased along with the expansion of the buy-to-let sector though it is
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difficult to keep track of this unless the Council is made aware by landlords (or in some cases 
through complaints from residents living next to new HMOs).   

6.20 The City Council commissioned Faber Maunsell to undertake a study of the role of HMOs 
within Brighton and Hove in 2006.  The survey (of around 300 tenants) found that HMOs were 
are significant source of accommodation for young people (65% of residents were under 35 
years of age) and those who had recently moved to the City (65%), with most intending to 
move on in the short term.  However, the results of the survey suggest those living in the 
HMO sector are a relatively diverse group. Most are younger people and around half are 
receiving benefits, which is an indication of the importance of the sector in meeting housing 
needs. But HMOs also house students, young professionals, recent migrants and some older 
people who are on low incomes.  The Survey found that most (over 70%) of the properties 
surveyed were in good condition according to the tenants. However there are concerns 
around the impact of HMOs in some neighbourhoods, where they are almost entirely occupied 
by students sharing. The impacts of these HMOs on their neighbours have been reported by 
residents’ associations in the neighbourhoods around the universities (see Section 8).   

Vacancy, Occupancy and Overcrowding 

6.21 Figure 6.14 indicates that in 2001 the level of vacant property in Brighton and Hove (2.9%) 
and the Wider Coastal Area (2.7%) are very slightly above those for the South East as a 
whole (2.6%). However, this low level among these areas suggests a fairly efficient use of 
housing stock.  There is a variation between West and East Sussex however, with West 
Sussex having a figure of 2.4% and East Sussex 3.4%. 

6.22 In terms of the level of stock that is vacant but a second residence / holiday home in 2001, 
Brighton and Hove and the Wider Coastal Area had levels equal to the South East average of 
0.7%. West and East Sussex have slightly higher levels of 1.0% and 1.3% respectively which 
is note worthy since the perception amongst some stakeholders is that second homes are 
more common in Brighton and Hove. However, despite these differences, all areas have very 
similar levels of vacant stock.
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Figure 6.14: Vacancy Rates and Second Home Ownership 2001

6.23 This level of second home ownership equates to 880 homes in Brighton and Hove (based on 
the total housing stock from the 2001 census).  Information from Brighton & Hove City Council 
based on Council Tax data where owners have applied for a second homes discount 
suggests that there are currently 1,350 second homes in the local authority area (over 1% of 
the total housing stock). These are shown in Figure 6.15, which shows the vast majority 
clinging to the coast.  This suggests that the incidence of second homes within Brighton and 
Hove has increased above that to be expected from general growth in the housing stock.   

6.24 The Council’s figures are also likely to under-estimate the level of second home ownership 
since not all owners will apply for the Council Tax discount.  Furthermore, increasingly the 
distinction between primary residence and second homes is becoming blurred.  In the case of 
Brighton and Hove, a significant number of residents commute to London for work.  Some are 
likely to own properties in both locations, perhaps living in a London flat for all or part of the 
week and returning home for the weekends. The relationship with London also operates in 
the other direction, with London residents seeking a weekend residence – perhaps with the 
eventual intention to move permanently.  

6.25 Consultations with developers as part of this study at the start of 2007 confirmed that new 
apartment developments, including those being developed at Brighton Marina were being 
taken up by London buyers, interested in a second home by the sea.  They are also being 
marketed internationally, including in Dubai, which suggests that parts of the Brighton market 
are following the trend that London has taken with prime properties purchased by international 
buyers, particularly those in the Middle East, supported by oil prices.  It is likely that the origin 
of purchasers and the nature of demand may change following the recent downturn in the 
housing market however. 
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Figure 6.15: Incidence of Current Second Homes in Brighton and Hove 

6.26 Occupancy Ratings provide an indication of under-occupancy and over-crowding. Data on 
occupancy levels are presented in Figure 6.16. A value of -1 implies that there is one less 
room than reasonably needed and that therefore the household is living in overcrowded 
conditions1. The data shows that over 60% of dwellings in Brighton and Hove are ‘under-
occupied’ i.e. households are occupying more space than needed based on the bedroom 
standard.  This is significantly below the levels for the wider comparators, which all have 
levels close to 77%. All the comparator areas have almost identical figures of overcrowding / 
over-occupancy, at 6%. However, the figure for Brighton and Hove is over double this at 13%, 
indicating a high level of overcrowding compared to the rest of the region. 

6.27 Clearly one of the things people want as their income increases is more personal space in the 
home, so high levels of under-occupancy is a measure in most cases of prosperity and is 
associated with a high quality of life.  People want extra space for many different reasons – in 
order to allow them to work from home, or to have friends and family to stay frequently or for 
relatively long periods of time.  

6.28 In the owner occupied sector it is only an issue if people struggle to maintain property, though 
if people can be persuaded to move to smaller homes, this could have benefits in terms of 
freeing up more homes suited to families. In the social housing sector, encouraging 
households that are under-occupying to move to smaller accommodation could play a part in

1
This is measured by the Bedroom Standard which measures the number of bedrooms required by a household and 

can be compared to the number of rooms (rather than bedrooms) in the dwelling (though this is generally regarded as 

out dated since reception rooms and kitchens are included in the definition of rooms)
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addressing problems of overcrowding experienced by other social housing tenants. However, 
local authority allocation policies (which indicate the amount of space that households are 
entitled to) are far from generous – as a result of the shortage of accommodation overall.  
Encouraging or incentivising tenants that are under occupying social rented dwellings to down 
size is often ineffective unless a very attractive alternative can be offered.   

Figure 6.16: Occupancy and Overcrowding

6.29 An examination of the occupancy ratings for each tenure type in Brighton and Hove is shown 
in Figure 6.17.  This indicates that, with 77% of its stock under-occupied, the owner occupied 
sector has over double the level of under-occupancy compared to the social or private rented 
sectors – with levels of 36% and 31% respectively.  Nearly half of the total owner occupied 
stock in Brighton and Hove has 2 or more rooms more than needed (i.e. a rating of 2+) 
although in the market sector households often choose and are able to purchase properties to 
meet their wider aspirations.  Private rented stock shows the most overcrowding, with 28%
having at least 1 room fewer than needed.  This compares to 20% of social rented stock and 
only 5% of owner occupied dwellings. 

Figure 6.17: Occupancy by Tenure - Brighton and Hove

+2 or more +1 0 -1 or less

Owned 33,744 20,476 12,777 3,583
48% 29% 18% 5%

Social Rented 2,003 3,955 7,407 3,427
12% 24% 44% 20%

Private Rented 3,050 5,355 11,194 7,504
11% 20% 41% 28%

Source: Census, 2001
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Housing Requirements and Completions 

6.30 Following the Planning and Compulsory Purchase Act 2004, a number of the policies in the 
East Sussex and Brighton and Hove Structure Plan were saved to remain in place until the 
formal adoption of the South East Plan. For the period 2006-2011, this includes housing 
provision of 1,300 additional dwellings for Brighton and Hove (equating to an annual average 
of 260) and an additional 700 dwellings for Lewes (equalling to 140 per annum). Housing 
allocations in the West Sussex Structure Plan have not been saved. 

6.31 The emerging South East Plan is currently at modification stage following the inspectors’ 
recommendations and is due to be adopted in Autumn 2008. The draft version has proposed 
net additional housing allocations for Brighton and Hove and the surrounding authorities from 
2006-2026. These are set out in Figure 6.18 below. For Brighton and Hove the proposed 
annual average allocation of 550 additional dwellings is over double the provision in the 
current structure plan. Comparing the authorities shows that Mid-Sussex has the highest 
annual average allocation, followed by Horsham and then Brighton and Hove. 

6.32 The Draft South East Plan Inspectors’ Panel Report, published in August 2007 recommended 
that housing targets be increased for all of the authorities listed below, except Lewes and 
Worthing. These increases total 275 additional dwellings per year over the period 2006-2026. 
Taking these changes into account, Brighton and Hove has an annual average allocation of 
570 dwellings, with only Mid Sussex (755 dwellings) and Horsham (650 dwellings) having 
figures higher than this.  Section 9 considers the evidence base for these figures and the 
implications.

Figure 6.18: Current and Proposed Housing Allocations for Brighton and Hove and 
surrounding authorities

Draft SE Plan 
2006-2026 

Panel Recommendation 
2006-2026 

Additional Annual 
Allocation Average

Additional Annual 
Allocation Average

Brighton and Hove 11,000 550 +20 pa 570
Adur 2,600 130 +50 pa 180
Arun 9,300 465 +100 pa 565
Crawley 7,000 350 +25 pa 375
Horsham 12,400 620 +30 pa 650
Lewes 4,400 220 0 220
Mid Sussex 14,100 705 +50 pa 755
Worthing 4,000 200 0 200

Source: Draft South East Plan 2006-2026; Draft South East Plan Panel Report August 2007. 

6.33 Figure 6.19 below shows the level of net housing completions from 2001/02 to 2006/07 in 
each of the relevant authority areas.  The South East Plan Panel recommended allocations 
are also included in order to view recent past performance in achieving additional housing 
allocations and whether a step change is needed for future years. 

6.34 Over the past six years Brighton and Hove has delivered the most housing, averaging 579 
dwellings per year – just over the new panel allocations though the difficulty in allocating land 
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within the City means than there is significant uncertainty about whether this rate of delivery 
can be continued in the future.  Horsham and Arun followed Brighton and Hove in terms of the 
number of completions – averaging 510 and 463 dwellings per annum respectively.  However, 
these figures are both under the expected new South East allocation figures.  On average 
Horsham is performing 22% below its new target and Arun 18% below.  Although Lewes and 
Worthing (along with Brighton and Hove) have been performing above target, the majority of 
the authorities have not been reaching their target.  

6.35 The worst performing authority (proportionally) has been Crawley, with an average completion 
rate of 171 per year – 55% below target. This is followed by Mid Sussex, which, with 755 
yearly completions on average, is 40% below its allocation. Adur has, on average, performed 
33% below expectations with 180 new dwellings completed per annum.  Completions below 
plan targets in many of Brighton’s adjacent authorities are likely to have added to housing 
pressures within Brighton and Hove.  However, both Adur and Crawley have dramatically 
increased their completion rates over the last six years from 47 and 20 dwellings in 2001/02 
(respectively) to 216 and 468 in 2006/07. Looking at the most recent figures shows a better 
picture than the average figures, with only Arun, Horsham and Mid Sussex missing their 
targets.  

Figure 6.19: Net Housing Completions 

Panel
Allocation

2001/02 2002/03 2003/04 2004/05 2005/06 2006/07

Brighton and 
Hove

570 960 608 684 602 539 797

Adur 180 47 82 59 120 200 216
Arun 565 679 668 525 354 242 318
Crawley 375 20 70 103 175 188 468
Horsham 650 642 397 644 331 651 393
Lewes 220 245 318 142 170 265 296
Mid Sussex 755 422 290 597 458 611 337
Worthing 200 206 157 208 221 284 266

Source: Local Authority Annual Monitoring Reports (2006/07) 

Type and Size of New Supply Within Brighton and Hove

6.36 The majority of completions within Brighton and Hove since 2001 (the latest available data for 
the size and type of the housing stock) have been apartments rather than houses with the 
vast majority having one and two bedrooms.

6.37 Figure 6.20 shows the pattern of completions in the market sector in the South East over the 
last 25 years by type.  Since 2000 there has been a sharp increase in the proportion of flats 
developed although the absolute decline in the number of houses built is not as significant as 
this chart would suggest since this trend has been matched by a rise in overall completions.   
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Figure 6.20: Type of Completions by Private Enterprise, South East 

6.38 It is worth considering some of the drivers behind this pattern of development.  To some 
extent the pattern of recent completions is likely to have been driven by declining affordability, 
which means that households (as a whole) can afford less space. Declining affordability has 
also meant that households have delayed purchasing properties, which, in turn, has created 
additional demand for private rented dwellings and, in turn, facilitated the growth of the Buy-
to-Let market. The emphasis in planning policies on delivering development within town 
centres on brownfield and at higher densities has supported and reinforced this pattern.

6.39 A further factor that has led to the growing emphasis on provision of flats and smaller units is 
competition for land.  Potential purchasers of land bid up the price of land by assuming ever 
more dense levels of development, with local authorities keen to meet their housing targets, 
deliver more affordable housing and make efficient use of land there is often pressure to 
deliver high density developments on certain sites.  Conversely, however, affordable housing 
policies have led to lower density development on smaller sites than might otherwise have 
been the case so that developers avoid providing affordable housing by building below 
affordable housing thresholds.   

Buy To Let and the Private Rented Sector

6.40 It is worth considering in more detail the Buy-to-Let market, the impact that this has had on 
recent completions and implications for the future, particularly within Brighton and Hove, 
though this is also likely to have been a feature of development in adjacent areas. 

6.41 The Buy-to-Let investment market is highly suited to the development of flats. BTL investors 
are quite different in their purchasing behaviour to owner occupiers. In brief BTL investors are:

– willing to buy off-plan, but often expecting a discount off market value 
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– often interested in buying multiple units 

– generally seeking low maintenance   

– wanting to buy in places likely to deliver capital growth and a strong rental stream. 

6.42 These criteria lead BTL investors to favour investment in flats rather than houses, especially 
within city centre markets. The development model for flats requires more development 
finance (developers have to build all the flats at once) so there is an incentive for developers 
to finance the scheme by discounted, off plan sales.  City centres are also seen to be good 
rental markets where graduates, young professionals and corporate lets currently provide a 
strong market and this is particularly true within Brighton and Hove.  

6.43 DTZ expect demand for the private rented sector within Brighton and Hove to remain strong 
however, even with the prospect of a housing market slowdown because more households 
will delay purchasing properties and favour renting in the meantime.  Rental demand is also 
likely to be supported by recent Eastern European in-migration, albeit entering at the bottom 
end of the private rental market, by the continued growth of the population in the younger age 
groups in Brighton and Hove.  Private renters express different preferences to buyers since 
renting is almost always viewed as a temporary housing solution.   

6.44 Discussions with developers operating within the South East and estate agents suggest that 
over 75% of flat development within city centres is purchased by investors for private renting 
and, to a more limited extent, corporate lettings and serviced apartments.  This view was 
supported anecdotally by Explore Living who are developing two major schemes in Brighton 
Marina where investors are a significant source of demand.  The influence of the buy to let 
investment market on the type and size mix of new completions is a source of concern given 
that the long term implications are uncertain.  The BTL phenomenon has enabled the growth 
of the private rented market and at present rents remain robust, although one estate agent in 
Brighton reported a slowdown in investor and buy-to-let activity following interest rate rises 
and with some investors putting 1 and 2 bed flats on the market as an exit strategy.  

6.45 A Joseph Rowntree Foundation (JRF) study made the following statement on this issue: Most
of these [Buy-to-Let] landlords have only been investing over a period of time that has been 
characterised by low interest rates, growing capital values and rising rent levels, poorly 
performing stocks and shares and pension schemes, and an increasing demand for private 
rented accommodation… It is therefore unclear how buy-to-let landlords may respond to 
different economic conditions, such as a rise in interest rates, nor how the more recent 
entrants are faring due to the tighter margins that are currently available as a result of the 
rises in property prices.2

6.46 However, a Hometrack report on the prospects of the BTL market makes the distinction 
between new and old investors in the residential market.  The former having greater 
expectations and reliance on capital growth, the latter placing greater weight on the income 
stream from renting out the properties.  It is these newer investors who are more likely to sell 
their properties in a housing market downturn.  This view is supported by research undertaken

2 University of York (2006) Private Landlords and buy-to-let, by David Rhodes and Mark Bevan 
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by ARLA in a survey of landlords.3  Only 2% of landlords reported that they would sell their 
properties if house prices fell.  

6.47 Perhaps the key conclusion is that the BTL is an important part of current market demand for 
new properties, but it is a potentially unstable, unpredictable and poorly understood market. 
BTL investors have fundamentally different drivers to other sectors.  If new investment in BTL 
were to dry up demand for many city centre and other developments might fall significantly, 
since BTL investors have effectively forward funded development in recent years, re-risking 
high density developments for house builders.4  If this funding were to dry up it would threaten 
targets for the delivery of new housing within Brighton in particular but also the flatted 
development in the Wider Coastal Area and surrounding Districts.

6.48 It is worth considering what the continued growth in the completion of flats in the future would 
mean for Brighton and Hove.  Building flats will gradually introduce greater inflexibility into the 
dwelling stock in certain locations (flats are less conducive to extension and conversion than 
small houses), reinforcing the bias in the existing housing stock.  However, the overall effect 
of completions is likely to be moderated to some extent by households extending and 
converting their homes, which gradually adds to the stock of larger dwellings over time, even 
though completions of new larger dwellings may have declined.  Brighton’s policy of resisting 
conversion of HMO (shared houses) into self contained flats which could then be sold on the 
open market is also likely to have protected part of the stock from intensification.

6.49 A further concern within the City Council and across the Country where significant numbers of 
flats have been delivered is the ‘buy to leave empty’ phenomenon – where investors buy 
residential property and deliberately leave the units empty rather than letting to tenants.   

6.50 The indications are that Buy to Leave Empty is a genuine issue, but not on the scale that 
some have suggested in the recent past.  The evidence, based on discussions with key 
informants, suggests that:  

– it is a feature of city centre markets, but not of other inner city or suburban markets, 
though some Housing Market Renewal areas report similar speculative buying 

– it is associated with large investors (those buying multiple properties at the same time not 
small investors (those owning less than 5 properties);

– it is typically associated with those bulk buying off plan in large flatted developments, with 
possibly significant representation of overseas investors 

– it is particularly associated with the large northern cities – Leeds, Manchester, Liverpool, 
Sheffield, with some evidence in Bristol and in the past in Newcastle/Gateshead; but not 
in London, or Edinburgh and Glasgow.  

6.51 The most likely explanation for the Buy to Leave Empty phenomenon is that investors hold 
property empty in order to maximise their return on capital growth.  There are a number of 
reasons why keeping the property empty rather than letting it helps to maximise capital return 
or de-risks the investment.  Such investors are likely to sell in the short to medium term to 
other investors or owners, so the phenomenon may be short lived, though this depends on 
expectations of future capital growth. 

3 The ARLA History of Buy-to-Let 2001-2007 
4 Savills (2007) Report to the South East Regional Assembly on the Buy to Let Market in the South East.
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6.52 Leaving property empty may also reflect rational economic behaviour in markets which are 
cooling and take up rates are declining.  It will not be easy to distinguish in a changing market 
environment between properties being held empty for capital gain, and properties that are not 
actively marketed because of a shortage of ‘good’ tenants.  In situations of excess supply 
there is likely to be downward inflexibility in rents since landlords will not wish to cannibalise 
their existing rental returns (ie, create an expectation amongst existing tenants of lower rents). 
Void rates tend to fall as the developments mature.  This is consistent with the fact that it 
takes time for the market to absorb new flatted developments.  

6.53 On balance the issue of Buy to Leave Empty is not deemed to present a major issue 
nationally, being confined to particular local markets (largely where there has been significant 
flatted development in northern city centre markets such as Leeds), and even in those local 
markets not being hugely significant in the context of the overall market.  In terms of limiting 
supply to those seeking a home, which would be their principal residence, it is probably less 
significant nationally than the proportion of flatted dwellings being bought for second homes or 
corporate uses, given the significance of such purchases in London and other city centre 
locations.

6.54 Discussions with London DTZ colleagues indicate that this is not a phenomenon associated 
with the London market, though the scale of the market in London, could mean that properties 
left empty in London are less easy to identify. However the study for the GLA ‘Who Buys 
Market Homes In London’ by London Development Research (GLA 2006) found that there 
was little evidence of empty homes in new developments.

6.55 At times this may seem at odds with the observed lack of life in city centre apartment blocks 
and this has been reported as a concern within the new apartment developments within 
Brighton itself.  However, there are other plausible reasons why city centre apartment blocks 
may not appear to have many permanent residents.    

– Apartments may be vacant, but are being marketed for sale or letting.  For city centre flats 
there is often no physical evidence associated with the flat that it is being marketed since 
marketing will all be through the web, agents or print media.  Unlike houses or low level 
flats, there will be no agents’ boards to be seen.  It is possible that flats may be empty but 
being marketed for a period of time, particularly in markets which are currently 
oversupplied with properties for sale or rent.  The volume of new supply of flats in 
locations such as Leeds, Manchester and Liverpool has been such that the view is that it 
will take time to fill the available properties.  Generally one would expect these properties 
to be unfurnished, but this may not always be the case 

– Properties may actually be occupied but because of the nature of the occupier’s lifestyle, 
it appears to a casual observer that no one seems to live there.  This maybe because the 
property is a second home or the occupier travels a great deal.  It is known that in central 
London in particular large numbers of properties are bought as second homes, often by 
overseas purchasers and may be lived in for only part of the year5.  Such dwellings would 
be furnished

5 Data from Westminster City Council Planning Department on West End Quay, the first phase of the redevelopment 

of the Paddington Basin, involving development of 468 residential units indicate that 61% of all purchases were for 

investment purposes. In addition, over 11% of units were to be occupied on a part time basis either as a London ‘pad’ 
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– There is also a separate issue that city centre apartments lend themselves to being let for 
holiday apartments or on very short (daily) lets, to either corporate organisations or to 
individuals as an alternative to hotels.  Likewise properties let or owned by corporate 
entities for use by their staff or visitors are not being left empty, even though the use of 
such properties may be quite sporadic, and so appear to be empty. These dwellings 
would be furnished

– Likewise the apparent lack of life in city centre apartment blocks may also simply reflect 
that residents keep unconventional hours so they are often out, even overnight, visiting or 
staying with friends and relatives or travelling.  Such properties will be furnished. The 
study City People: City Centre Living in the UK (Nathan and Unwin, 2006) highlights that 
the profile and lifestyle of those living in City Centres is very distinctive from that of the 
population of many urban areas, with those living in City Centres having a very social 
lifestyle.  

6.56 This brief discussion highlights that if one is to establish that a property has been bought to 
leave empty the key indicator is that the dwelling is unfurnished; and then one would have to 
check that it is not being actively marketed.  It does not seem to be that much (if any) 
systematic survey work has yet been undertaken by reference to these two criteria, and hence 
the actual numbers of genuine buy to leave empty properties is unknown, but indications are 
that the numbers are much more modest that some recent press reports would suggest (eg, 
the Inside Housing article, December 15th 2006.) 

6.57 In a slowing market there are potentially a number of reasons why investors may leave 
properties empty, rather than not let them out, particularly if they are not servicing loans on 
the property concerned.   

– Where an investor owns a portfolio of properties in the same block and is looking to rent 
them out, they may nonetheless only market two or three properties actively to avoid 
giving the impression of there being a glut of property. If more good tenants come along 
then other properties in the portfolio can be let even though they have not been advertised 
as being to let 

– Investors or their agents will be keen to secure good tenants that provide good covenants. 
They may well take the view that it is better to leave a property empty than attract a tenant 
that will default on their payments and be a bad neighbour; such tenants merely make it 
less easy to let other properties, and could give the development a bad name affecting 
potential capital returns 

– In a slowing market investors may be reluctant to reduce rents to achieve lettings since 
this will cannibalise their existing rental income, with current tenants looking for rent 
reductions or threatening to move   

– New investors may have invested on the basis that they would get a certain rental return, 
and hence be very reluctant to reduce asking rents, since that may well imply accepting 
that their mortgage payments will be greater than their rental returns, or they will not 
achieve the overall return that they had anticipated.  It may take time for investors to 
adjust their expectations of what they are likely to receive in terms of rental income 

or as a second home. Only 5% of original purchasers intended to live full time at West End Quay. The purchaser 

profile records also indicate that nearly 20% of sales took place in Hong Kong and Singapore.
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– Smart investors will have a care to the tenant mix of the development, though ultimately 
only those with large portfolios of properties in any one development can seek to control 
this.  It may be better in terms of overall returns, if the development is left empty but 
retains premium values, than if the property is let at discounted rents, attracts the wrong 
sort of tenant, and becomes an undesirable place to live, and hence capital values suffer.

6.58 The focus above has been on investors who in principle wish to derive a rental income from 
their properties.  However, in a similar way if an investor is looking to sell their properties, they 
may well seek to maximize values by drip feeding the properties into the market.  Suddenly 
dumping a large number of properties on the market could lead to a loss of confidence and 
falling values.  They may also wish simply to ride out a slowing market, and to keep their 
properties in pristine condition so they can take advantage of recovery or rising values in the 
future.

6.59 It is also the case that property has come to be regarded by many as a useful store of value. 
This is part of the explanation of the growth in the rise in second and holiday homes and the 
investment/purchase of ‘trophy’ homes, and of course the number of people who have 
become small landlords through Buy to Let.  It seems improbable, given that the same 
benefits can be derived from buying a property from which the buyer derives some occupation 
benefits (a second, or third or holiday home), that such investors would buy properties solely 
to leave them empty on a long term basis.   

6.60 Thus attractive coastal towns like Brighton might be particularly susceptible to such patterns, 
being deemed suitable for large scale residential development, unlike rural areas, but also 
attractive places in which to live for some of the year.  London of course is particularly likely to 
attract both UK and overseas purchasers who only live in properties for part of the year or part 
of the week, and the same phenomenon was reported in Edinburgh.  The LDR Study ‘Who 
buys new market homes in London’ (GLA, 2006) identifies that 46% of all investors in the 
London market are overseas purchasers; and that investors as a group account for 70% of all 
new home purchases in London.

6.61 DTZ expect that the phenomenon is of short term duration.  The most likely explanation of the 
Buy to Leave phenomenon is that it is the product of investment by larger investors looking 
solely for capital growth.  The indications are that these investors will hold property for a short 
term before realising their gains, after which the properties will find their way either into the 
rental market, being bought by other investors, or being sold to owner occupiers.
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7. House Prices, Household Incomes and Affordability

7.1 This section analyses the evidence on house prices, household income and affordability 
within Brighton and Hove and the wider coastal area.

7.2 House prices, affordability and housing need in Brighton and Hove and the Wider Coastal 
Area are a product of the demand and supply analysis presented in Sections 4, 5 and 6.  The 
conceptual framework provided in Section 3 of this report demonstrates that in order to 
understand housing need it is important to examine the way in which the whole housing 
system operates.  

Key Points

 Overall, the average house price in Brighton and Hove (£274,000) and West Sussex 
(£271,020) is higher than the average for the South East (£270,600) region as a whole. 
Within the City pockets of high prices are focused in the east and centre 

 All the benchmark areas have experienced house price growth above the regional average 
(190%) over the period 1997-2007. In all areas, the price of flats and maisonettes has 
increased by around 45% more than the overall average house price over the period 1997-
2007

 Currently, the average price for a flat in Brighton and Hove and the Wider Coastal Area is 
around 20% higher than in the South East as a whole 

 Households in Brighton and Hove face larger price differentials as they attempt to move up 
the housing ladder in the flat sector than households in the South East as a whole. This is 
especially the case for households at the bottom of the ladder where on average a 2 
bedroom flat costs 36% more than a one bedroom flat

 RSL rents across the benchmark areas are at a similar level of around £72-£74 per week. 
This is slightly below the regional average of £77. However, in the private sector, rents are 
higher than the regional level in each study area apart from in East Sussex. Combining this 
with data showing lower earnings across the study area than the regional average, a 
picture of low affordability in the private rented sector becomes apparent 

 In all areas the ratio between lower quartile earnings and lower quartile house prices has 
been increasing since 1997  housing has become less affordable 

 In Brighton and Hove and West Sussex lower quartile house prices are around 10 times 
higher than lower quartile earnings. All benchmark areas are less affordable than the 
South East as a whole

 Analysis of CACI (household) income distribution data indicates that overall only 31% of 
households in Brighton and Hove would be able to afford to purchase an entry level 
flat/maisonette in Brighton and Hove (though it is important to note that many of these 
households are owners).
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House Prices

7.3 The latest data on house prices are summarised in Figures 7.1 and 7.2. The data used is a 
two-quarter average for each study district within Brighton and Hove and the wider coastal 
area and the South East government office region.  This gives a more representative picture 

 

7.4 Of all the study areas Brighton and Hove has the current highest overall average prices 
(£274,000).  Along with West Sussex (£271,020) it has average prices above that of the South 
East as a whole (£270,600).  The Wider Coastal Area (£263,590) and East Sussex 
(£247,700) both have average prices below that of the South East region.

7.5 The pattern of house prices by type follows the same pattern in East Sussex, West Sussex 
and the South East, with detached houses the most expensive, followed by semi-detached 
houses, then terraced houses and then flats.  Brighton and the Wider Coastal area differ from 
this pattern with terraced houses being more expensive than semi-detached houses in both 
areas and reflects the stock of larger (3/4 storey) terraced homes in Brighton and Hove.

Figure 7.1:Current House Prices by Type, November 2007
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Figure 7.2: Current House Prices by Type, November 2007

 Detached
Semi-

Detached Terraced Flat/Maisonette Overall
Brighton and Hove £465,800 £310,100 £310,300 £208,100 £274,000
Wider Coastal Area £382,240 £239,810 £280,290 £157,550 £263,590
East Sussex £379,900 £229,110 £195,970 £142,420 £247,700
West Sussex £430,190 £255,890 £208,880 £157,850 £271,020
South East £459,700 £258,900 £206,800 £170,900 £270,600

Source: Hometrack, 2007

7.6 Figure 7.3 shows the variation of house prices across the study areas and shows that there 
are local authorities in East Sussex (Wealden) and West Sussex (Horsham) that have an 
average overall house price above £300,000.  The house price profile tends to be higher in 
the northern part of the study area, with the exception of Crawley, as one moves towards 
London.  

7.7 The effect of London is apparent within Figure 7.3, with the highest house prices in the region 
located in the areas encircling the capital. The spread of relatively high house price locations 
extends out into Winchester and East Hampshire, and to the north west of London into 
Wycombe and South Oxfordshire Districts.   

Figure 7.3: Overall Average House Prices in the South East, November 2007 by District 
(source: Hometrack)
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7.8 Figure 7.4 illustrates the extent to which average overall house prices have increased in the 
study areas between 1997 and 2007 compared to the South East.  In terms of absolute 
increases Brighton and Hove and the Wider Coastal Area have experienced the highest 
change (£200,580 and £194,570 respectively).  They also currently have the highest absolute 
house prices. 

7.9 West Sussex experienced an absolute change of £177,020 over the ten-year period, whereas 
East Sussex (£157,560) is the only study area to have experienced an absolute increase 
below that of the regional level of £175,860.

7.10 In terms of percentage increase the pattern is similar. Whilst current house prices are higher 
at the regional level than in all the study areas except for Brighton and Hove, the rate of house 
price increases over the ten-year period has been higher in all the study areas than at the 
regional level.

7.11 Brighton and Hove (+282%) and the Wider Coastal Area (+271%) have experienced 
significantly larger percentage increases than East Sussex (198%) and West Sussex (196%). 
In the South East as a whole, prices have increased by 190%.

Figure 7.4: Average Overall House Prices, 1997-20071

 1997 2007
Absolute 
Change % Change

Brighton and Hove £71,050 £271,600 £200,580 282%
Wider Coastal Area £71,840 £266,410 £194,570 271%
East Sussex £79,750 £237,310 £157,560 198%
West Sussex £90,176 £267,194 £177,020 196%
South East £92,430 £268,300 £175,860 190%

Source: Land Registry

7.12 The lowest spatial level at which house price data is available is postcode-sector level. This 
enables analysis and mapping of data to be undertaken at a very local level, as illustrated in 
Figure 7.5.  The data used is a weighted average of Q2 2007 (April-June) and Q3 2007 (July-
September) for each postcode sector within Brighton and Hove and the Wider Coastal Area. 

are traditionally the quarters when there is most activity within the housing market. 

7.13 Within Brighton and Hove there are pockets of high priced areas to the east near Rottingdean 
and Ovingdean and also in the centre of the City towards the north of Hove centre.  Prices 
tend to be lower as one moves away from Brighton centre northwards to the boundary with 
Lewes.  The pattern of house prices at this spatial level unsurprisingly mirrors the patterns in 
household income illustrated in Figure 7.15.

7.14 Amongst some stakeholders, the presence of two universities to the east of the City and 
concentration of student populations is perceived to have impacted on prices in localised 
areas as investors tend to be attracted by the steady increase in university populations 

1 House Price data differs between Land Registry and Hometrack because Hometrack data is calculated on the basis 

of a combination of adjusted Land Registry data and its own Automated Valuation Model.
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these investors may include parents buying properties for their offspring.  However, 
Moulscoomb, adjacent to the universities is one of the lowest price areas and a deprived area 
of the city which suggests the impact of investment in the student sector of the market may 
have done little to improve values in this area.  Figure 7.5 also suggests that the university 
areas are some of the lowest price areas on average within the City.  However, this map does 
not distinguish between different segments of the market in terms of the price of different 
types and sizes of dwellings.  It is possible that student demand may have a more localised 
impact on the price of particular dwellings in particular locations which are not evident in 
average prices at the postcode sector. 

Figure 7.5: Overall Average House Prices in 2007 at Post Sector level (source: Land 
Registry)

7.15 Hometrack data provides a more robust and up-to-date picture of house prices than Land 
Registry data alone2, but one constraint is that it only has a five-year historical time series. 
The data shows that the pattern of house price change over the past five years is very similar 
to that of the ten-year period 1997-2007.  The only difference is that West Sussex (28%) has 
experienced a lower percentage increases than the South East region as a whole (30%).  

7.16 Figure 7.6 also illustrates how house price increases have slowed in all study areas and at the 
regional level in the second half of the past ten years.  Of the total percentage change in 

2 Land Registry data is held at post sector level only which do not aggregate up to district or ward level.  As a result a 

method of best fit is used where post sectors have been included that have their centre point within the Wider Coastal 

Area.
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prices experienced in each study area over the past ten years, only 15% has occurred since 
2003.

Figure 7.6: Average Overall House Prices, November 2003- November 2007

2003 2004 2005 2006 2007
% Change 2003-

2007
Brighton and Hove £190,300 £212,100 £225,400 £246,600 £274,000 44%
Wider Coastal Area £187,600 £208,200 £220,900 £238,000 £263,600 40%
East Sussex £190,400 £207,000 £220,800 £230,500 £247,700 30%
West Sussex £210,900 £225,300 £231,500 £247,200 £271,000 28%
South East £208,400 £221,700 £232,300 £249,900 £270,600 30%

Source: Hometrack

7.17 Whilst the analysis above provides a synopsis of overall trends in prices, it does not reflect 
differences in the distribution of price increases across different types of housing (eg, 
detached, semi-detached, terraced, flats), or indeed the mix of types of housing within each 
area.  Nor does it reflect the differences and distribution of prices across different sizes of 
housing.  Figure 7.7 presents the growth of average flat/maisonette house prices for the same 
period as above (1997 to 2007).  

7.18 It is possible to present analysis of price changes of all the different housing types across all 
study areas.  However, focus is given to the flat/maisonette market because in each of the 
study areas the largest price increase over the past ten years has been in this market.  The 
only exception to this is in East Sussex where the price increase in terraced houses was 
marginally higher. 

7.19 This trend is likely to indicate the impact of a combination of factors.  Firstly, the development 
and sale of significant volumes of new flats in recent years (with sales of new flats having a 
significant price premium on the sale of the second hand stock).  Secondly, the expansion of 
the investment market and Buy-to-Let sector which has favoured the development and 
purchase of flats and is likely to have buoyed prices in this segment of the market.  It is also 
likely that the location of new flats, many of which have sea views, adds a significant price 
premium on flats in the stock as a whole.

7.20 In Brighton and Hove flat/maisonette prices have increased by 329% between 1997 and 2007.  
This is compared with an overall house price increase of 282%.  A similar differential exists in 
all the study areas.  The percentage increase in the flat/maisonette market has been just over 
45% higher than the percentage increase in the market overall in each of the study areas. 
When compared with the region as a whole this differential is noticeably higher.  In the South 
East as a whole flat/maisonette prices have only increased by 39% more than the market 
overall.
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Figure 7.7: Flat/Maisonette Prices, 1997-20073

 1997 2007
Absolute 
Change % Change

Brighton and Hove £48,460 £207,780 £159,320 329%
Wider Coastal Area £47,470 £198,410 £150,940 318%
East Sussex £42,660 £147,550 £104,880 246%
West Sussex £47,600 £163,770 £116,180 244%
South East £52,320 £172,380 £120,060 229%

Source: Land Registry

7.21 Figure 7.8 illustrates the current profile of house prices in the study areas according to size of 
dwelling.  House prices are highest in Brighton and Hove and the Wider Coastal Area for each 
size of dwelling when compared with all study areas and the South East.  Closer analysis 
shows that the price gap between Brighton and Hove and the Wider Coastal Area and the 
next highest priced benchmark is higher for flats than for houses.  The average price for a one 
bedroom flat in the Wider Coastal Area is, on average, 24% more than in the South East as a 
whole.  Whereas a four-bedroom house costs on average only 3% more. This is likely to be a 
reflection of the three factors discussed in paragraph 7.17 above.  

7.22 West Sussex and the South East have higher house prices than in East Sussex in each size 
category. When comparing house prices across size categories between West Sussex and 
the South East the pattern is less clear.  West Sussex has higher prices for 1 bed flats, 2 bed 
houses and 3 bed houses when compared with the South East region.

Figure 7.8: Current Prices by Size, November 2007

1 bed 
Prices 
(Flat)

2 bed 
Prices 
(Flat)

3 bed 
Prices 
(Flat)

2 bed 
Prices 

(House)

3 bed 
Prices 

(House)

4 bed 
Prices 

(House)
Brighton and Hove £173,010 £235,220 £304,890 £261,040 £309,500 £432,170
Wider Coastal Area £168,240 £219,140 £267,440 £258,000 £300,060 £410,430
East Sussex £114,460 £152,270 £198,700 £190,680 £237,610 £349,200
West Sussex £138,970 £176,960 £209,350 £219,860 £262,820 £389,490
South East £135,980 £182,350 £231,910 £202,920 £245,510 £398,630

Source: Hometrack

7.23 
data on house prices by dwelling size.  It is assumed that the next step up in the ladder is a 
dwelling with an extra bedroom, or in the case of a household currently inhabiting a 3 
bedroom flat the next step is assumed to be a 3-bedroom house. 

7.24 Figure 7.9 shows that the average price for a 2 bedroom flat in Brighton and Hove is 36% 
higher than a 1 bedroom flat.  This is higher than the South East price differential of 34%. 
Across the study areas and the South East as a household moves up the housing ladder 
within the flat sector the price differential it faces decreases at each stage.  This suggests that 
households face initial difficulty entering the bottom of the housing ladder for flats but may be 
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better able to move up it at a later date.  However, the gap between the price of a 1 bed flat 
and 2 bed house is greater than for a 2 bed flat, which may limit the choice of some 
households to the type of home they occupy.  

7.25 The data also illustrates that households at the other end of the housing ladder, many of 
which may be families who need to occupy larger dwellings, also face a big jump in prices to 
trade up.  Those looking to move from a 3-bed house to a 4-bed house face a 40% price 
increase in Brighton and Hove, though this is consistent with a similar gap across the other 
benchmark areas, though it is important to keep in mind that prices in Brighton and Hove are 
higher than the other benchmarks and so the absolute difference in price between a 3 and 4 
bedroom house is higher in Brighton and Hove, with the exception of the South East.  This 
price gap is likely to reflect a variety of factors however, not just the supply (or lack) of larger 4 
bedroom homes.  It may reflect differences in the quality of 3 and 4 bedroom homes, the 
location or relative attractiveness of the neighbourhood in which they are found.  

Figure 7.9: Housing Ladder Price Differentials (% difference), November 2007

1 bed flat-2 2 bed flat-3 3 bed flat-3 
bed flat bed flat bed house

2 bed house-3 
bed house

3 bed house-4 
bed house

Brighton and Hove 36% 30% 2% 19% 40%
Wider Coastal Area 30% 22% 12% 16% 37%
East Sussex 33% 30% 20% 25% 47%
West Sussex 27% 18% 26% 20% 48%
South East 34% 27% 6% 21% 62%

Source: Hometrack

7.26 It is also worth noting that although Brighton and Hove appears to fare well compared to the 
other benchmarks in the ability of households to move from a 2 to a 3 bedroom property in 
percentage terms, in absolute terms, the price gap is highest in Brighton and Hove.  The 
additional cost of a 3 bedroom property compared to a 2 bedroom property in Brighton and 
Hove is £48,460, compared to £42,590 in the South East as a whole.  Interestingly, the gap is 
also large in East Sussex at £46,930, which may present a barrier to some Brighton 
households who may consider moving out of the City.  

Rents

7.27 Average RSL rents in Brighton and Hove (£72 per week) are lower than the averages for the 
South East (£77 per week). Lower RSL rents are found in the Wider Coastal Area at £70 per 
week.  

7.28 RSL rents have increased by 50% in the South East since 1997. Brighton and Hove (38%) 
and West Sussex (39%) recorded the smallest growth, followed by the Wider Coastal Area 
(40%) and East Sussex (41%). All study areas recording values vastly smaller than the South 
East average.
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Figure 7.10: Average Weekly RSL Rents, 1997- 2007

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007

Brighton and 
Hove 52.33 55.79 57.93 58.36 59.85 62.21 63.09 64.52 67.30 69.98 72.28
Wider Coastal 
Area 50.24 53.24 55.49 56.75 58.01 60.30 61.19 61.70 66.21 68.36 70.57
East Sussex 52.02 54.76 56.62 59.07 60.55 62.45 63.80 64.92 69.21 71.83 73.16
West Sussex 53.12 56.02 57.08 58.94 59.02 60.61 62.09 63.95 68.38 71.20 74.07
South East 51.64 55.27 58.09 59.96 61.23 63.67 65.35 66.68 71.37 74.69 77.36

Source: CLG

7.29 
restructuring policy, whereby all social rents are based on a formula that uses property size, 
value and local earnings to calculate rent levels. This system has been implemented to iron 
out differentials in rents between social landlords and to keep social rents at affordable levels, 
including caps on rent increases.

7.30 A comparison between Figure 7.10 and 7.11 shows that private rents are around twice as 
high as RSL rents in each of the study areas.

7.31  that is the income at which we 
would expect households to be able to afford to enter the private rented sector.  This is 
derived by using the lowest available rental cost (annualised) of two-bedroom properties in 
each of the study areas and multiplying by four.  This is making the assumption that 
households can only reasonably afford to spend 25%4 of their gross income on rental costs. 
The result is an annual income level that is needed by a household in order to afford to rent in 
that area.

7.32 Figure 7.12 shows the level of individual earnings for each of the study areas derived from the 
latest Annual Survey of Hours and Earnings. All of the study areas have gross average 
annual earnings below the regional level of £25,910.  Brighton and Hove has the highest 
earnings of £24,030.

7.33 It is possible to combine the information on rent thresholds with the data on earnings to give 
some insight into how affordable the private renting sector is in the Brighton and Hove and 
Wider Coastal Area.  This is of course only an indication of affordability as in reality household 
incomes may be higher than individual earnings.  Most obviously this will typically be the case 
where the household contains two people in employment.

7.34 Based on the assumptions set out above, the average earnings of an individual living in 
Brighton and Hove and the Wider Coastal Area equate to only 69% of the total income 
required to rent a two bedroom property.  This highlights an issue of poor affordability in the 
private rented sector in the Study Area.  On this same basis the private rented sectors in West

4 Strategic Housing Market Assessments, Practice Guidance, CLG, March 2007.  In practice some households spend 

more that 25% of their annual income on rent (or a mortgage) and therefore more are able to afford to access market 

housing than implied by their incomes.
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Sussex (74%) and East Sussex (85%) are less affordable than in the South East as a whole 
(90%), though all appear more affordable for private renters than Brighton and Hove.  

Figure 7.11: Private Rental Costs5, 2006

Entry level 
rental cost 
for 2 bed 
property 
(weekly)

Entry level 
rental cost 

(annual)

Ratio of average individual 
earnings to income required 

to rent (assuming an 
individual spends up to 25% 

of gross income)

Annual household 
income required to 

rent (assuming 
households spend up 

to 25% of gross 
income)

Brighton and 
Hove

£167 £8,700 69% £34,810

Wider Coastal 
Area

£160 £8,340 69% £33,360

East Sussex £128 £6,640 85% £26,560
West Sussex £146 £7,580 74% £30,330
South East £139 £7,210 90% £28,850

Source: DataSpring/DTZ

Figure 7.12: Mean Average Annual Gross Individual Income

5 Due to data constraints these figures are only available at district level.  To produce results at study area level this 

data is weighted by population figures.
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Affordability 

Individual Incomes

7.35 

reflects entry-level affordability ratios.  The Government 
has indicated in its response to the recommendations of the Barker Review of Housing Supply 
in the UK that this continues to be its headline measure of housing market affordability.

7.36 Figures 7.13 and 7.14 show how affordability ratios for the study areas have changed over 
time.  All of the study areas have similar levels of affordability, but currently Brighton and Hove 
is the least affordable of the study districts, with a LQ house price to LQ earnings ratio of just 
over 10:1.  The next least affordable areas are West Sussex (10:1) and the Wider Coastal 
Area (9.7:1).6  East Sussex is slightly more affordable with a ratio of 9.6:1.  Affordability in all 
study areas is lower than in the region as a whole (which in itself is one of the least affordable 
regions in the UK), which has a ratio of 8.9:1.

7.37 Figure 7.14 shows a strong positive correlation in affordability ratios across all study areas 
and the South East for the period 1997-2007.  This demonstrates that affordability has clearly 
worsened in all areas.  For example, the ratio between LQ house prices and LQ earnings in 
Brighton and Hove has increased from 3.7:1 in 1997 to 10.1:1 in 2007. During 2006 
affordability pressures eased somewhat in some districts in the South East as represented by 
a plateau in ratio increases in East Sussex, West Sussex and the South East.  This was due 
mainly to a slowdown in price increases for LQ housing.  Brighton and Hove and the Wider 
Coastal Area experienced a further fall in affordability however during this period.  However, 
affordability worsened further in all areas during 2007.

Figure 7.13: Lower Quartile House Prices to Lower Quartile Earnings Ratios (Individual 
Incomes)1

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007

Brighton and Hove 3.7 4.1 4.7 5.4 6.5 7.8 8.1 8.3 9.2 9.5 10.1
Wider Coastal Area 3.7 4.0 4.6 5.1 6.3 7.2 7.6 8.1 8.8 9.1 9.7
East Sussex 4.3 4.4 4.9 5.3 5.6 7.0 7.7 8.5 9.1 9.0 9.6
West Sussex 4.4 4.7 5.0 5.8 6.5 7.3 8.3 8.9 9.6 9.7 10.0
South East 4.3 4.5 4.8 5.4 5.8 6.9 7.5 8.1 8.6 8.6 8.9

Source: CLG 

6 In comparison average mortgage multipliers (the ratio of salary to purchase price) tends to be between 3 to 4 times 

average salary.
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Figure 7.14: Lower Quartile House Prices to Lower Quartile Earnings Ratios (Individual 
Incomes)7

Household Incomes and Affordability

7.38 The previous analysis is based on the relationship between personal (individual) incomes and 
house prices. An alternative method of measuring affordability is the relationship between 
household incomes and house prices, since this takes account of the relationship between 
personal and household incomes.  

7.39 It is possible to analyse household income data at the lower Super Output Area (SOA)8 level 
using CACI data. Figure 7.15 maps average household income at Lower SOA for Brighton 
and Hove.  It shows that although there are pockets of households with the lowest incomes 
across the City, they tend to be spatially concentrated to the North and East of the centre of 
Brighton as one moves out towards Stanmer and Falmer.  The highest household incomes 
tend to be located along the coast and to the west of the centre of Brighton.

7 Due to data constraints these figures are only available at district level.  To produce results at study area level this 

data is weighted by population figures. 
8 Super Output Areas (SOA) are of consistent size and have fixed boundaries.  In each lower SOA there are, on 

average, 1,500 people (ONS 2006).
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Figure 7.15: Average Household Income at Lower SOA (2006)

7.40 9 provides a useful measure of affordability, 
relating the average price of 2/3 bedroom dwelling to the average household income of those 
aged 20-39 (those most likely to be purchasing a first home).  This is different to the ratios 
presented above due to the difference in methodology and definition of affordability ratios.  In 
many ways this method of affordability is preferable to the official CLG measure, since it 
allows the affordability ratios to be compared with standard mortgage income multipliers. 

7.41 The results show once again that Brighton and Hove and the Wider Coastal Area are the least 
affordable study areas.  This can be partly explained by the high prices found in these areas 
for two and three bedroom dwellings (shown in Figure 7.8 above).  As with the CLG measure 
above, all study areas are less affordable that the region as a whole.

9 

results relating to 2006.
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Figure 7.16: Affordability Ratios Based Upon Household Incomes10

House Price to Income Ratio 

Brighton and Hove 6.0

Wider Coastal Area 6.0

East Sussex 4.9

West Sussex 5.2

South East 4.7

Source: Steve Wilcox/Hometrack

7.42 Data from Hometrack shows that a first-time buyer buying a flat would need a household 
income of £40-45k in order to be able to afford an entry level flat/maisonette in Brighton and 
Hove. To buy a semi-detached or terraced dwelling a household income of £60-65k would be 
required.  Whereas £80-85k would be required for a first-time buyer to be able to afford a 
detached property.

7.43 An existing owner buying a flat needs an income of £35-40k in order to be able to afford an 
entry level flat/maisonette in Brighton and Hove. To buy a semi-detached or terraced dwelling 
a household income of £40-45k would be required. Whereas £60-65k would be required for 
an existing owner to be able to afford a detached property.

7.44 According to the analysis of affordability for first-time buyers only 31% of households in the 
City are able to afford to purchase an entry-level property at current prices.  However, it is 
important to note that most are already owner occupiers  many of whom may have entered 
the market when prices were cheaper or their earnings higher.  Nevertheless this indicates the 
difficulty of new households entering the market  indeed because their incomes are lower 
than for households as a whole.11  Furthermore, even households who are on the owner 
occupied housing ladder are likely to face problems moving home, particularly trading up. 

Intermediate Housing Market

7.45 Intermediate housing is defined in PPS3 as 

Homebuy), other low cost homes for sale and intermediate rent.

intermediate type products.  Figure 7.18 shows the proportion and number of households that 
are in the intermediate housing market ie, they can afford to pay prices above those of a 

and then applied to the number of working households in each area.  

7.46 The figures for Brighton and Hove show that almost 62% of households fall into the 
intermediate market on the basis of their income.  If applied to all working households in 
Brighton this suggests there are around 19,900 intermediate households.  In this analysis it is 
important to keep in mind that the majority of these households can afford to rent and indeed, 

10 Due to data constraints these figures are only available at district level.  To produce results at study area level this 

data is weighted by population figures. 
11 Survey of English Housing (2005/06) shows that new households on average have household incomes that are 

60% those of households as a whole.
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intermediate market.  Furthermore, a proportion of these households may fall into the 
intermediate market on the basis of their current income but they may be homeowners 
already (having bought when prices were cheaper for example).  Thus Figure 7.17 does not 
tell us what the actual demand for intermediate housing products in Brighton might be, rather 
that there is a large potential market in the City, given the relationship between house prices 
and incomes. 

Figure 7.17: Potential Scale of the Intermediate Housing Market

Percentages in the intermediate 
housing market

Number of working households 
in the intermediate housing 

market

Brighton and Hove 61.8 19,900

Wider Coastal Area 63.7 27,500

East Sussex 52.2 21,200

West Sussex 56.9 42,000

South East 50.0 408,600

Source: Steve Wilcox/Hometrack/DTZ

7.47 Figure 7.18 plots the cumulative income distribution of households in Brighton and Hove. 
Against this it shows the thresholds required to purchase a lower quartile property12.  Only 
32% of households in Brighton & Hove earn the £37,500 required to purchase a property in 
the City.  That means that approximately 82,000 households would be unable to afford to 
purchase at the lower quartile price based on their household income; though as with the 
analysis in Figure 7.18 a significant proportion are already homeowners.  Furthermore, if we 
assume that households do not have access to an average sized deposit they are likely to 
need to have incomes of around £45,000 in order to buy a house on the open market  this 
accords with the analysis using Hometrack data. 

12 Assuming that purchasers can afford an 18% deposit, and 3 times mortgage multiplier, using 2005 data for Lower 

Quartile house prices (for consistency since the income data is also 2005 based)
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Figure 7.18: Cumulative Income Distribution, Purchase and rental income thresholds 
for the private sector market

7.48 Figure 7.18 also plots the private rental income thresholds for 1 and 2 bedroom properties. 
These are calculated on the basis that households can afford to spend 25% of their income on 
rental costs.13  Therefore approximately 65% of households are unable to afford to rent a 2 
bedroom property and 54% unable to rent a 1 bedroom property based on their current 
incomes (see Figures 7.20 and 7.21). 

7.49 In practice however, households may stretch themselves further in order to rent in the open 
market (or indeed buy).  If we assume that households spend up to 33% of their household 
income on rental costs then an income of around £23,400 is required to access a 1 bedroom 

around 35% still remain unable to afford private rental costs and would therefore need to 
access social rented accommodation or some form of low cost intermediate accommodation.  

Figure 7.19: Number and proportion of households unable to purchase

Lower Quartile 
House Price

Income needed to 
purchase

% of households 
unable to purchase 

Number of 
households unable 

to purchase

Brighton and Hove £160,000 £37,500 68% 82,000 

Source: CLG/CACI/DTZ

13 CLG SHMA guidance recommends assessing rental affordability on the basis of 25% of gross 
household income and up to 33% where justified by evidence of local incomes and prices



Brighton and Hove Housing Market Assessment Page 107

Figure 7.20: Number and proportion of households unable to rent 2 bedroom property

Entry level rental 
cost for 2 bed 

property per week

Annual household 
income required to 

rent (assuming 
households spend 
up to 25% of gross 

income)

% of households 
unable to rent

Number of 
households unable 

to rent based on their 
current income

Brighton and Hove £8,700 £34,800 65% 78,000 

Source: Dataspring/DTZ

Figure 7.21: Number and proportion of households unable to rent 1 bedroom property

Entry level rental 
cost for 1 bed 

property per week

Annual household 
income required to 

rent (assuming 
households spend 
up to 25% of gross 

income)

% of households 
unable to rent

Number of 
households unable 

to rent based on their 
current income

Brighton and Hove £138 £28,700 54% 65,000 

Source: Dataspring/DTZ
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8. Specific Groups within the Housing Market 

8.1 This section examines the housing implications for specific groups within the housing market. 
Certain groups may have specific housing requirements that differ from households as a 
whole, and these need to be examined and taken into consideration in policy.   

8.2 We have considered first those groups that have a relatively high incidence within the 
population as a whole, within Brighton and Hove and/or the other benchmark areas. These 
are:

– Older people (although Brighton has a lower representation of people in the older age 
groups they remain a significant group and it is relevant to consider their needs in relation 
to future housing and planning interventions) 

– Disabled people. 

8.3 We have also considered other specific groups that are relatively small in number or 
concentrated in specific areas but they merit consideration since they may have very different 
requirements to the population as a whole, or may also have a significant impact on the rest of 
the housing market or in specific locations.  These are: 

– Black and Minority Ethnic households and recent migrants 

– Students at the universities within Brighton and Hove 

– International Migrants. 

8.4 The requirements of households within specific groups can be broadly divided into two 
categories: 

– Households who require specially adapted housing e.g. elderly people, disabled people 
and, to some extent, students 

– Households who are limited by their ability to access the housing market or require 
accommodation that is beyond their means, e.g. BME households on low incomes, and 
migrant workers.

Older people 

8.5 Research has shown that by 2051, people over 65 are likely to represent over 25% of the 
population in England.  The ageing population is a national phenomenon and so the pattern in 
East and West Sussex is not dissimilar to trends across the country.  

8.6 Although this analysis focuses on people in the population over the age of 65 it is important to 
note that there can be no formal definition of when people are deemed old. In terms of 
individual circumstances and public policy, significant changes arise when people retire from 
work, become incapacitated in some way, and linked to this lose the ability to live 
independently. Entitlement to benefits ‘kicks in’ at particular ages, but in reality there are 
different stages of old age. Consider the difference in personal circumstances of those who 
may be of the same age but:  

– Remain in good health and have a high level of independence 

– Are able to draw on their savings to fund later life 
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– Experience acute health problems and whose health may suddenly decline 

– Have chronic health problems and poor quality of life. 

8.7 In terms of their impact within the housing market, much depends on whether older people 
decide to move and if so, where they move to and what type of accommodation they move in 
to.  Many people will wish to retain their independence in their existing home by arranging 
adaptations. Some may emigrate, though this is limited at present. Those who decide to move 
home tend to do so in earlier old age.   

8.8 However, the Survey of English Housing (2005/06) demonstrates that those in the 65-74 age 
group and those aged 75 or older are the least likely of all age groups to move home. In 
England as a whole these age groups accounted for 2% of all household moves each.  51% 
of moves were 16-24 year olds, 23% were 25-34 year olds, 9% were 35-44 year olds and 4% 
were 45-64 year olds.  Older households are less likely to move house than younger ones. 

8.9 Figure 8.1 illustrates that in Brighton and Hove the proportion of the population over the age of 
65 (14.9%) is lower than the average for the South East (16.5%) as a whole.  Brighton and 
Hove has the lowest number of those aged 65 and over when compared to the other study 
areas, in total containing only 2.8% of the South East’s population aged over 65 years, whilst 
being home to 3.1% of the South East’s population in total. In all of the study areas, around 
half of those aged over 65 are in advanced old age (75+).  

Figure 8.1: Proportion of People Over the Age of 65 as a Percentage of Population

Total Population Number aged over 65 % Aged over 65
Brighton and Hove 251,400 37,400 14.9%
Wider Coastal Area 386,000 67,200 17.4%
East Sussex 506,200 113,700 22.3%
West Sussex 770,800 155,800 20.2%
South East 8,237,800 1,358,500 16.5%

Source: ONS Mid-Year Population Estimates 2006 

8.10 Furthermore, the population of 65+ is actually declining within Brighton and Hove, counter to 
the trend observed in almost all other housing markets.  This is probably due to both out-
migration of older households and the death of older people and a bias in in-migration to 
younger households.   

8.11 It is clear that some of the locations are popular places to retire to; Section 4 demonstrates 
that West Sussex and East Sussex as a whole have recorded positive in-migration of 
pensioner households, whilst in Brighton and Hove and the Wider Coastal Area there has 
been net out-migration of those over the age of 65.   

8.12 The propensity for older households to retire to East and West Sussex is likely to reinforce 
social and economic polarisation over time as areas become less mixed, with implications for 
housing pressures, rising prices and declining economic activity rates. However this would 
imply quite the opposite for Brighton and Hove and the Wider Coastal Area, which should 
benefit from in-migration of the younger economically active individuals, though Brighton and 
Hove is likely to become less mixed, perhaps lacking in the stability, social capital and 
cohesion that older households bring to local neighbourhoods.   
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8.13 Figure 8.2 illustrates the forecast population change from 2004 to 2029 in the study areas. 
Both West and East Sussex are expected to see falls in the population aged between 25 to 
44, having forecast growth at (-3%) and (-1%) respectively, whilst Brighton & Hove is 
expected to see this age cohort grow by 9%. However Brighton & Hove is forecast to have 
smaller growth in the older age cohorts of 65 to 74 and 75+, recording figures at 16% and 1% 
respectively, in comparison West Sussex and East Sussex are both expected to achieve their 
biggest gains in this age group.   

Figure 8.2 Forecast Population Change (age group cohort) from 2004 to 2029

Brighton & Hove West Sussex East Sussex South East

0-15 8% -1% 0% 2%

15-24 3% 2% 4% 2%

25-44 9% -3% -1% 2%

45-64 31% 14% 18% 13%

65-74 16% 50% 57% 46%

75+ 1% 62% 63% 67%

Total 12% 14% 19% 14%

Source: CLG 2004 

8.14 Given the scale of the net loss of older households from Brighton and Hove, unlike most other 
housing markets in the South East and England (London exhibits a similar trend) there is a 
need to consider the drivers behind this trend in selective migration.  

8.15 It is clear from Section 4 that Brighton is receiving net in-migration of younger people to the 
City, which is likely to be the result of the location of two thriving universities, the cultural offer 
of the City, the housing stock including flats and shared homes which support a younger 
population attracted to the abundance of accommodation for rent.  This trend is evident in 
other city centres, particularly those with substantial student populations (Cambridge, Oxford 
and the inner cities of other towns with universities).   

8.16 Brighton and Hove is effectively the city centre of a linear (coastal) city – the part of the coast, 
which is most attractive to the young and reinforced by the presence of the university and 
education institutions.  The other side of this process of selective migration is the out-
migration of older people from Brighton and, as observed in other locations, older households 
(including older families who are not necessarily over 65) are likely to gravitate to cheaper 
areas and areas where they can access larger properties.  

8.17 Although the proportion of older people in Brighton and Hove is much less significant than the 
other benchmarks, older people remain a substantial group within the population and it is 
relevant to consider how they are housed and their particular housing demands and needs. 
Figures 8.3 and 8.4 demonstrate that the older population in the 65-85 age group live 
predominately in either owner occupied or social rented accommodation. The level of social 
renting in Brighton and Hove is over 4 times that of the level in the population as a whole 
(12.7%), whilst levels of private rented accommodation are much lower.  
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Figure 8.3:  Numbers of Older People (Aged 65-85) in Different Tenures

Owner Occupied Private Rented Social Rented Total

Brighton and Hove 18,900 1,500 17,300 33,000
Wider Coastal Area 35,400 2,100 31,400 59,200
East Sussex 56,800 3,500 46,700 91,600
West Sussex 78,900 5,100 63,200 126,300
South East 676,000 55,000 521,800 1,106,200

Source:  2001 Census

Figure 8.4: Proportion of Older People (Aged 65-85) in Different Tenures

Owner Occupied Private Rented Social Rented

Brighton and Hove 57% 5% 52%
Wider Coastal Area 60% 4% 53%
East Sussex 62% 4% 51%
West Sussex 63% 4% 50%
South East 61% 5% 47%

Source:  2001 Census

Figure 8.5: Numbers of Older People (Aged 85+) in Different Tenures

Owner Occupied Private Rented Social Rented Total

Brighton and Hove 3,232 838 1,080 5,150
Wider Coastal Area 6,082 1,141 1,598 8,821
East Sussex 10,141 1,236 1,964 13,341
West Sussex 13,054 1,755 2,894 17,703
South East 95,340 14,570 29,723 139,633

Source:  2001 Census

Figure 8.6: Proportion of Older People (Aged 85+) in Different Tenures

Owner Occupied Private Rented Social Rented

Brighton and Hove 63% 16% 21%
Wider Coastal Area 69% 13% 18%
East Sussex 76% 9% 15%
West Sussex 74% 10% 16%
South East 68% 10% 21%

Source:  2001 Census

8.18 There are a number of implications arising from the ageing population in the benchmark areas 
and relevant to Brighton and Hove in considering the reasons why the City appeals to certain 
age groups:

– The housing requirements of older people are often wider than their basic need for 
accommodation. Demand or need for housing amongst older people is often strongly 
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influenced by health issues (and disability is strongly linked to age). There is likely to be a 
growing need for wider care, integrated with housing provision, which has implications for 
the cost to those households and the public sector. There are questions around who will 
provide care alongside housing - the public sector or private developers? There are also 
issues for mixed communities related to the location and nature of specialised provision for 
older people  

– The majority of older households will be owner occupiers which raises implications about 
how far they will wish to (or be forced to) draw upon their housing equity as an asset to 
fund their wider care needs. Disposable incomes are also lower amongst older 
households, even those in owner occupation, with implications for care and repair needs. 
Previous research and surveys suggest that by far the highest average basic repair costs 
are found in dwellings occupied by lone older households (often in excess of £1,000) 

– Older people are often unaware of the full range and potential housing and support options 
available to them and owner occupiers may be particularly disadvantaged, as they are less 
aware of the availability of services i.e. those provided by the public sector, including the 
availability of social housing and support services. Some research has suggested that 
older people often receive the ‘wrong advice’ from non-independent or emotionally 
attached people, e.g. family members and others. Older people can also be reluctant to 
complain about issues, which may prevent them from improving their circumstances 

– Increased numbers of older households will also impact upon the rest of the housing 
market. Older households are less likely to move house, even though they may appear to 
have far more space than they ‘need’. The implication is that, in the future, many of the 
larger homes in the housing stock in each authority area may be occupied by older people 
who choose not to downsize, which may create pressure on (and rising demand for) larger 
homes amongst more mobile households, including younger families. However, there are 
also notable benefits with the tendency for older households to remain in their homes in 
terms of community stability and cohesion. These issues are discussed further on in this 
section.

8.19 PPS3 recognises the need to provide accommodation for older people as part of achieving a 
good mix of housing.  But there is limited advice on what this accommodation should look like 
which makes the effective development of planning and housing policies more difficult.  The 
Housing and Older People Development Group (HOPDEV) Conference (2006) identified three 
key criteria, choice, community and quality, that are the essential ingredients for successful 
housing options for older people:

– Older people need choice and a framework for ‘active ageing’ to maximise independence 
and well-being   

– Independence at home should be maintained as long as possible with supporting services 
so that the community (including older people) can enjoy greater stability  

– As needs change and vulnerability increases, elderly people need to live in a safe, warm 
and quality home that is right for them – either private accommodation or a community 
home.

8.20 The housing options for older people within Brighton and Hove now and in the future can be 
divided into those within the mainstream housing stock and those within specialist 
accommodation. It is also useful to distinguish between owner-occupiers and those in social 
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rented accommodation since the options available to them and the impact of their choices on 
other households will be different.   

8.21 Moving home is a major ‘life’ decision, entailing important financial and personal decisions. On 
the financial side key issues include consideration of whether to use the value in the property 
to support an existing lifestyle, provide for care costs, or to assist the next generation to study 
or to enter the housing market. On the personal side, moving home raises issues about 
proximity to family and friends, formal and informal caring networks etc. Attitudes to these 
issues are in part culturally determined so people from differing backgrounds may be inclined 
to place different priorities on different aspects of their decisions.

8.22 Most older people currently live in mainstream housing. Some will remain in the home they 
have lived in for some time, some will choose to move house when they retire which may 
mean long distance migration and not necessarily with the purpose of down sizing. Others will 
move locally and perhaps down size in order to release equity from their property and/or to 
move into a more manageable property.  

8.23 There are a range of options within the mainstream housing market for older people, each 
presenting different issues:

8.24 Research confirms that the majority of older people wish to remain in their homes as long as 
possible.  There are a number of issues raised by this preference: 

- Growing maintenance and adaptations required by older people living in their own 
homes in both the owner occupied and social rented sectors 

- Wider support and service requirements of older people which have implications for 
how older people will access such services or whether there will be a growing 
expectation that their wider needs will be delivered to them (for example, home care at 
the one extreme or demand for improved local services at the other) 

- There are likely to be growing impacts on the wider housing market if older households 
are reluctant to move – the housing market overall may become less fluid, particularly 
in locations with the highest proportions of older households. This is likely to push up 
demand (and prices) for certain types and location of dwellings which will impact on the 
accessibility of the housing market for those less able to compete.  It is likely to have 
more serious implications for the social rented sector where older households occupy 
large social rented dwellings, which need to be freed for other priority households on 
local housing registers   

- However, there are also significant positive implications associated with older 
households remaining in their own homes. Research suggests that this can help to 
develop and maintain community stability and cohesion.1  It is also positive in terms of 

1 Joseph Rowntree Foundation & Chartered Institute of Housing (2006) More than Tenure Mix:  Developer and 

Purchaser Attitudes to New Housing Estates 
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mixed communities to have a range of households of different ages living within a 
neighbourhood2.  

8.25 Those older households that do move home are most likely to do so on retirement or when 
they develop extra care needs.  Although most household moves are local3, those moving on 
retirement may migrate longer distances and there is a well established pattern of retirement 
migration to parts of East Sussex such as Eastbourne and West Sussex to towns such as 
Chichester. There are a number of issues associated with these moves:

- Retirement migration tends to be concentrated in particular locations because of the 
attractiveness of those places for their character, the services on offer and the social 
networks they provide  

- On the one hand, this allows service providers to secure efficiencies and offers the 
opportunity to provide for the wider needs of older households within particular 
locations

- On the other hand, this pattern works against mixed communities by pushing out 
younger households who may not be able to compete in the market and it is unlikely to 
do much to improve economic development since most in-migrants are retired 
(although there is a growing trend to work in some form beyond retirement age) with 
impacts on the local economy and therefore the availability of jobs for other (younger) 
households: although the counter balance is that there may be growing demands for 
certain services from the retired population and the knock on demand for labour to 
serve the ‘grey economy’ 

- There is also an impact on those communities that older households choose to leave – 
the loss of the older generation from some areas – with older households often 
providing stability and social capital to a neighbourhood.  

8.26 Some older households may choose to down size, moving either locally or to a different 
location, though this is not a significant trend at present. There are a wide range of issues 
raised by this choice:

- Downsizing households in the owner occupied sector may be able to release equity 
from their homes either to fund their wider needs and activities or even to provide 
financial support for other younger family members, including helping them onto the 
housing ladder – with issues around the division of housing wealth and opportunities 
between younger households – some of whom have considerable family support and 
others who have none 

- Downsizing also releases a larger home onto the market or into the letting pool in the 
social rented sector – providing the opportunity for other households to trade up or 
access the space that they might need

2 Joseph Rowntree Foundation, English Partnerships & Housing Corporation (2006) In the Mix:  A Review of Mixed 

Income, Mixed Tenure and Mixed Communities
3 ‘Local’ within the Brighton & Hove housing market area 
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- The implication of increased down sizing amongst older households in an ageing 
society is that there ought to be increased demand for smaller homes that are more 
manageable and/or cheaper to down size into.  There is little evidence that this is 
happening on any scale yet.  Anecdotal evidence suggests that those that do move will 
still demand (including in the social rented sector) additional space.  There is little 
desire or incentive for older households to move into small flats.  Furthermore, some 
research predicts that the ‘baby boom’ generation (currently the 45-64 age group) will 
demand more spacious homes and shun sheltered housing in favour of ‘mainstream’ 
properties.  For many older people, their activities and social patterns require as much 
space as earlier in their lives 

- Given that the majority of older households that do downsize will wish to remain in their 
local community, there is an issue around whether there are suitable alternative options 
locally so that people can move within their local neighbourhood as their life stage and 
needs change without the need to move away. 

8.27 At present, the majority of elderly people do not live in specialised housing and do not wish to, 
most wanting to remain in their current homes or within the mainstream housing market if 
possible. However, there is growing demand for specialist housing provision for older people – 
evident from the increasing numbers of specialised schemes for elderly people being brought 
forward by the private sector in most of the authority areas – though not at the scale and rate 
that might be expected given the scale and rate of the ageing population.   

8.28 More recently, there has been downward pressure on the provision of institutional care with 
emphasis on keeping older people in their own homes, although from a housing market 
flexibility perspective it may be more desirable for older people to move, freeing up 
accommodation for other households.   

8.29 There is a range of specialised accommodation available to older households; each 
presenting different issues for the households who live there, policy makers and the wider 
community. 

8.30 There was significant emphasis on the provision of sheltered housing in the 1970s and 1980s 
which was regarded as providing safe and secure care for elderly people so that they would 
not have to move to retirement homes for wider care, which was seen as an expensive option.  

- The advantages cited for sheltered accommodation for older households are the 
benefits in terms of security, maintenance and the ability of older people to maintain 
their independence whilst being able to access a level of support (for example, a 
warden or other neighbours) if required   

- However, sheltered accommodation can be costly, particularly in terms of the service 
charges and is beyond the means of some older households, particularly the most 
popular developments, even though they may be owner-occupiers. Evidence from the 
housing registers of each of the local authorities suggests that there are significant 
numbers of elderly households registered for accommodation with the local authority. 
Many of these are owner occupiers and as a result are afforded limited priority for re-
housing  
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- Sheltered housing is not necessarily a long-term solution for all older households.  Most 
sheltered housing schemes provide only limited support for elderly people – the 
intention being to support independence but not to provide extra care, which would 
invariably require a move to a residential or nursing home   

- Sheltered housing schemes are also often accused of taking older households out of 
the wider community and preventing them from remaining active within their 
neighbourhood – though this is likely to vary hugely since much depends on location 
and access to local facilities.  

8.31 Residential care homes provide extra care for older people who require it. It is health rather 
than age that determines whether older people need extra care though research suggests 
that, other than retirement moves, which are taken earlier, most people, wait until their care 
needs are such that they are forced to move, often in advanced old age. The demand for 
homes that provide extra care (up to nursing care) for older people is likely to increase over 
time in all of the authorities. This raises a number of challenges:

- Who will meet the cost of rising care needs? There is an expectation that owner 
occupiers will fund their own care through the sale of their homes although increasing 
numbers are likely to take financial decisions earlier in their lives e.g., equity release 
which may impact on their ability to do this. The public purse will need to support those 
without the financial means, at a growing cost 

- There is the added implication that within East and West Sussex the current need for 
extra care is likely to be in locations where it is more expensive to provide it; 
development costs may be higher and it is likely to become increasingly difficult to 
source labour in the care sector because of house prices and affordability problems 
(though migrant labour including from the EU has supported this sector and may do so 
even more in the future).

8.32 Retirement communities are a relatively new option for accommodation in the UK. As a result, 
little is known what it is actually like to live in such communities and whether they adequately 
cater for the needs of the older age groups. The conclusion of recent research into retirement 
villages concluded that the viability of providing accommodation and care for a mix of ‘fit’ and 
‘frail’ residents in retirement villages needs to be examined further before the model becomes 
more widely used. The research also highlighted that people want to live differently in their old 
age, which needs to be recognised in policy and by developers of retirement accommodation.4

Disabled People 

8.33 Disabled people are also a significant group within the population of Brighton and Hove and 
some may have specific housing requirements that differ to the population as a whole, 
including the need for specific adaptations to dwellings in some cases.  The definition of 
disability included in the Disability Discrimination Act is ‘a physical or mental impairment which 
has a substantial and long-term adverse effect on his/her ability to carry out normal day-to-day 

4 ‘Housing and care for older people: life in an English purpose-built retirement village’ Bernard M., Bernadette B., Sim 

J., Biggs S.
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activities.’  There are various indicators of the level of disability within the population, though 
none specifically state the extent to which this affects people’s housing requirements.   

8.34 East and West Sussex has the highest numbers of people receiving disability living allowance 
(in 2006), consistent with the larger population.  However, as a proportion of the total 
population Brighton and Hove has a relatively higher concentration of disabled people on this 
measure at 4.6% of the population.

Figure 8.6: Number of People Receiving Disability Living Allowance 

Number receiving 
Disability Living 
Allowance (May 

2007)

Total Population 
(2006 Mid Year 

Estimate)

Receiving Disability Living 
Allowance in 2007 as % of 

Total Population (2006)

Brighton and Hove 11,600 251,400 4.6%
Wider Coastal Area 16,700 395,900 4.2%
East Sussex 19,600 506,200 3.9%
West Sussex 24,300 770,800 3.2%
South East 265,600 8,237,800 3.2%

Source: DWP 2007

8.35 The Census also provides an indicator of the incidence of disability within the population by 
measuring long term limiting illness amongst the population. In 2001, West Sussex recorded 
the highest number of people with a limiting long term illness (116,700 people) not in good 
health (43,000).  East Sussex has a higher proportion of its total population with a long term 
limiting illness (19%) than the South East as a whole (15%).  However, limiting life long illness 
is strongly linked to age and over 54,000 people with a limiting life long illness in East Sussex 
and 61,000 people in West Sussex are over 65 years old.  Levels are therefore likely to 
increase over time in all study areas, perhaps with the exception of Brighton as the population 
ages, but more so in East and West Sussex which experience in migration of older 
households.  

Figure 8.7: Number of People with a Long Term Limiting Illness

Number of people 
with LLI

Of which, not in 
good health

Total Not in 
Good Health

Total People

Brighton and Hove 42,000 17,600 21,100 239,600
Wider Coastal Area 67,300 27,400 32,800 375,600
East Sussex 89,000 34,600 41,400 479,500
West Sussex 116,700 43,000 52,500 736,900
South East 1,157,600 437,300 537,700 7,809,800

Source: 2001 Census
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Figure 8.8: Percentage of People with a Long Term Limiting Illness 

People with LLI
Of which, not in good 

health
Total Not in Good Health

Brighton and Hove 18% 7% 9%
Wider Coastal Area 18% 7% 9%
East Sussex 19% 7% 9%
West Sussex 16% 6% 7%
South East 15% 6% 7%

Source: 2001 Census

Figure 8.9: Number and Percentage of People with a Long Term Limiting Illness Aged 
65 and Over

Aged 65+ with LLI 
% of those Aged 65+ 

with LLI
Total 65+

Brighton and Hove 18,200 48% 38,100
Wider Coastal Area 27,970 41% 68,000
East Sussex 54,300 52% 104,900
West Sussex 61,300 43% 143,970
South East 547,700 44% 1,245,850

Source: 2001 Census

8.36 The Housing Need Survey carried out by DCA for Brighton and Hove in 2005 also provides 
information on the incidence of disability within the population and the impact on housing 
needs.  The Survey found that 19.8% of households in Brighton and Hove contained 
somebody with a disability, suggesting 22,400 households in the City were affected in some 
way.  Of these households, 47% of respondents indicated the need for care or support. 
However, most of these (74%) felt they were getting enough support, implying 26% (an 
estimated 3,000 people) with outstanding support needs.  Help in looking after the home was 
the most required form of support with around half requiring this, followed by the need for 
personal care (42%) and help claiming welfare benefits / managing finances (37%), consistent 
with levels usually found in DCAs other surveys.

8.37 Research by the Disabled Persons Accommodation Agency (DPAA) claims that there is 
currently a lack of information on the specific housing requirements of disabled people. 
However, the research highlights a number of common housing ‘barriers’ that disabled people 
may face:

– Market barriers: the private housing market does not adequately provide for disabled 
people, significantly reducing the options available.  Comparatively lower incomes also 
restrict disabled people from accessing the market to the same extent as the population as 
a whole and are also likely to restrict their ability to ensure that their additional needs in 
relation to their homes are met 

– Financial barriers: disabled people are less likely than the population as a whole to be in 
full time employment where they can access higher incomes 
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– Practical and attitudinal barriers: research showed that people seeking special 
accommodation preferred to do so themselves and did not register their housing need with 
a local authority.  They were not always aware of the options available to them.  2/3 of 
survey respondents were unlikely to be accepted onto special needs waiting lists despite 
having a physical disability, because they were not permanent wheelchair users. 
Furthermore, 36% of wheelchair users live in houses (not bungalows) and the majority do 
not want to move but would rather have adaptations carried out to the property. 

8.38 In addition, the Survey of English Housing (2004/05 and 2005/06) estimates that nationally 
there are around 500,000 disabled people using wheelchairs who require specially adapted 
accommodation (around 1% of the population of England or 2% of households).  The figures 
are higher in the social rented sector where 230,000 disabled people are using wheelchairs 
and require specially adapted properties – equivalent to around 6% of social rented 
households.  However, around 25% of these households are living in properties that are 
unsuitable for their needs.  This suggests there is a case for securing a proportion of 
specifically adapted social rented properties through new development in order to boost the 
availability of these properties and meet the needs of the social rented population going 
forward.

8.39 Recently, the Government introduced Part M to the Building Regulations, requiring new 
buildings to be accessible and usable by disabled people, although this by no means 
facilitates full independent living for all people with disabilities.  There are additional plans to 
incorporate the Lifetime Homes standards for accessibility into Building Regulations in the 
future.  The Disabled Facilities Grant is also available for carrying out adaptations to the home 
of a disabled person and is allocated to those who can least afford the cost of adapting their 
property. 

Black and Minority Ethnic (BME) Households 

8.40 Brighton and Hove does not have a high proportion of ethnic minorities, having a 
predominately white population accounting for more than 94%. BME households tend to be 
concentrated in the inner areas of larger towns and cities. As would be expected therefore, 
Brighton and Hove has a slightly higher proportion of BME people than all the other study 
areas, the most prominent set of BME people are of Asian (Indian) origin who make 0.8% of 
the population (around 2,100 people).

Figure 8.10: BME Population within each authority area (Whole Districts) 

White Mixed White Other Mixed Asian Black Chinese

Brighton and Hove 94.3% 1.4% 0.6% 1.8% 0.8% 1.2%
Wider Coastal Area 95.5% 1.1% 0.5% 1.4% 0.6% 1.0%
East Sussex 97.7% 0.6% 0.2% 0.6% 0.3% 0.6%
West Sussex 96.6% 0.6% 0.2% 1.7% 0.4% 0.5%
South East 95.1% 0.8% 0.3% 2.3% 0.7% 0.8%

Source: 2001 Census

8.41 DTZ would suggest that, apart from perhaps the barriers associated with communicating 
information and options to ethnic minority households, the key issues faced by these 
households are not dissimilar to households as a whole. Nationally, research carried about by 
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CLG suggests that the barriers to their preferred housing and the issues they appear to face 
are more related to income, house prices and affordability rather than the fact that they belong 
to a certain ethnic group or hold a particular national or religious identity. 

8.42 Whilst levels of owner occupation amongst households are above 60% in Brighton and Hove, 
this varies considerably between ethnic groups:

– Indian households generally have the highest levels of owner occupation among all BME 
groups in Brighton and Hove at 57%.  However this is still below the average of 62%. Very 
limited numbers of households live in the social rented sector, though evidence at the 
national level suggests many of these households occupy their homes relatively 
intensively, sometimes with more than one generation under one roof 

– Bangladeshi households have the lowest levels of owner occupation among all BME 
groups in Brighton and Hove at only 24%, whilst having the highest proportion of 
households in the social rented sector (56%) 

– Black African households tend to occupy the highest level of private rented 
accommodation (43%), which is likely to reflect often lower household incomes within 
these households and therefore an inability to access owner occupation in many cases.  It 
may also reflect a lack of awareness about options within the social rented sector. 

Figure 8.11: Tenure by Ethnic Group - South East 

Owned Social Rented Private rented Living Rent Free

White 74% 14% 10% 2%
Mixed White 59% 19% 19% 2%
Other Mixed 60% 15% 23% 3%
Asian 71% 12% 15% 2%
Black 52% 23% 22% 2%
Chinese 52% 23% 22% 2%
Total Population 74% 14% 10% 2%

Source: 2001 Census

Figure 8.12: Tenure by Ethnic Group - Brighton and Hove

Owned Social Rented Private rented Living Rent Free

White 62% 15% 21% 2%
Mixed White 45% 16% 36% 3%
Other Mixed 39% 13% 45% 2%
Asian 52% 14% 32% 2%
Black 37% 20% 39% 4%
Chinese 48% 9% 41% 3%
Total Population 62% 15% 22% 2%

Source: 2001 Census

8.43 Figures 8.11 and 8.12 show tenure by ethnic groups, comparing the results for the South East 
and Brighton and Hove. We can see that Brighton has far fewer BMEs in owner occupation, 
however the private rented sector appears to be an important tenure for BME households.   
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8.44 Interestingly, the DCA (2005) Housing Need Survey found that the incomes of BME 
households within Brighton and Hove were not dissimilar to the population as a whole and 
had a greater proportion of households within the higher earning income groups than the 
population as a whole.  This suggests that, in general, BME households are not facing 
barriers to housing in Brighton and Hove on the basis of their income to the same extent as 
BME groups in other parts of the country.  

8.45 However, BME households within Brighton and Hove did cite a higher incidence of inadequate 
accommodation, often citing a home that was too small and that they could not afford to move 
or trade up, which is consistent with often larger household size amongst BME families and 
likely to be a particular problem within Brighton and Hove because of the nature and price of 
the housing stock.   

The Lesbian, Gay, Bisexual, Transgender Population 

8.46 There is limited information and data available from official sources on the size of the LGBT 
community/communities and any particular housing needs or requirements they may have. 
However, the latest estimate suggests that the LGBT community within Brighton and Hove is 
substantial, with the population estimated to be around 35,000 which, if accurate, accounts for 
around 15% of the total population.  However, a still greater number of LGBT people living 
outside of the City use the services within the City – though this is no different to the way 
Brighton and Hove, or indeed other cities, are used by people from a wider catchment area for 
jobs, services, social activities etc.

8.47 A study completed in 2007 ‘Count me in too’ was designed to investigate the needs of those 
not normally ‘counted’ in research.5  The study carried out over 800 surveys with LGBT people 
and 20 focus groups to ascertain the range of needs within the community on a variety of 
issues.  Although the findings vary according to different identity groups the study sheds some 
light on some of the housing issues faced by the community ie, where these are different to 
the population as a whole.  LGBT people are more at risk of homelessness than the 
population as a whole – around 20% of those surveyed had been homeless at some point, 
though the vast majority were homeless for less than 18 months.  One quarter of those 
surveyed had faced problems getting accommodation.  For most (82%) cost related issues 
were a factor, however respondents, also cited ‘ineligibility for housing support’ (19%), ‘lack of 
LGBT friendly options’ (17%), ‘lack of local friends of connections’ (14%) and ‘discrimination 
from landlords’ (7%).  The study also highlights that the community are at greater risk of 
labour market discrimination, which inevitably raises issues of access to preferred housing 
choices, which are tied to income and earnings.   

8.48 Interestingly, the study highlights a relatively significant concentration of LGBT households 
within the Kemptown area of the City – with 17% of respondents living in the area.  The 
relative concentration of this group within particular neighbourhoods in the City was not raised 
as an issue through stakeholder consultation, however, in contrast to concerns about areas 
with high student populations.   

8.49 The study sheds light on the composition of LGBT households – suggesting that 39% live with 
their partners, 30% live alone and 18% live in shared homes with friends.  Comparing these 
figures to those presented in Section 4 of this report and projected household composition in 

5 Dr. Kath Browne (2007) Count Me in Too: LGBT Lives in Brighton and Hove
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the future in Section 10, this suggests that LGBT households have a similar profile to the 
population of households as a whole in terms of the proportions living in single, couple or multi 
person households.   

International Migrants

8.50 The other key dimension that will influence the pace of housing growth and potentially the 
type of housing in demand, including the scale of need, is the pattern of migration.  Migration 
at the regional and sub-regional level is particularly influenced primarily by changing patterns 
of employment, house price differentials between areas, and the lifestyle offer of different 
areas, particularly those within the same broad regional labour catchment. But migration is 
inherently difficult to predict.  Patterns of movement can change quite significantly at different 
stages of the economic and housing market cycles.   

8.51 Moreover, international migration can be particularly hard to predict. Since the expansion of 
the European Union in 2004 the number of EU citizens migrating to the UK has increased 
five-fold. In 2003 the inflow of EU citizens was around 14,000. In 2004 this rose to around 
74,000 – 80% of this increase is attributed to migrants from the 10 accession states.6 7The 
latest Government figures state that around 447,000 migrants from these states registered for 
work in the UK between May 2004 and the end of June 2006, of which 265,000 were Polish 
migrants8. A recent survey by the Centre for Research on Nationalism, Ethnicity and 
Multiculturalism indicates that these figures may understate the true level of migration.9

8.52 International migration is now the main driver of population growth within the UK as a whole.  
Prior to 2004, more UK residents left the UK for continental Europe than entered the UK from 
Europe – the main destination of UK migrants to continental Europe was Spain.   

8.53 The Audit Commission’s Report ‘Crossing Borders’ identifies the key reasons for relatively 
significant levels of international migration to the UK. The UK is a prime location for study and 
UK institutions are now dependent on international migration. International migration figures 
include those who come to the UK to study.  

8.54 However the recent increase in migration between countries within the expanded EU is not 
counted within the Government’s population figures. The free labour market within the EU 
means that it is now difficult to keep track of movements. The available statistics on in-
migration since 2004 are also not net – they record the number of arrivals but not those who 
leave.

8.55 Current figures (2007) for the number of non-UK nationals with National Insurance 
registrations10, indicate that Brighton and Hove received 4,530 people. The majority are from

6 ONS 2004 
7 The 2004 accession states were Cyprus, Czech Republic, Estonia, Hungary, Latvia, Lithuania, Malta, Poland, 

Slovakia and Slovenia. 
8 Home Office (2006) Accession Monitoring Report – Note that this records the cumulative number of people who 

have registered to work.  It does not represent net migration. 
9 The survey of 500 Poles in the UK found that 64% had signed the workers register
10 Department for Work and Pensions – National Insurance Registrations Data – People are registered in the authority 

of their latest known address
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the EU Accession countries and other European countries but also significant numbers of 
people from India (230 people).

8.56 Figure 8.13 illustrates the percentage of international in-migrants by country of origin. Polish 
(19.6%) and Spanish people (7%) make up a large percentage of immigrants.11

Figure 8.13: International In-Migration profile for Brighton and Hove 

Source: National Insurance Registrations 2007 

8.57 The Audit Commission suggests that the key drivers of this migration to different parts of the 
UK are the number and type of hard to fill jobs and the availability of housing.  These workers 
are also prepared to travel long distances for work thus whilst they may work within Brighton 
and Hove, they may not necessarily live in the area unless they can access housing within 
their means or their job provides tied accommodation.   

8.58 Workers from the EU accession countries have been prepared to move faster than any other 
migrant workers in the past and the geographical spread of these workers was not as 
expected – with relatively large numbers ending up in rural locations. The main sectors of the 
economy for migrant workers to enter have been construction and hospitality; this trend helps 
to explain why Brighton and Hove has attracted these immigrants due to the area’s significant 
employment in these sectors.

8.59 The Audit Commission suggests that migration had been very positive and estimates that it 
contributes £500 million per day to the UK economy (although some of the wealth generated 
goes overseas). The Commission concludes that there is significant value in the attraction of 
young migrants and they are necessary for the future prosperity of economies, which are 
experiencing close to full employment.  

11 University representatives at the stakeholder event suggested a PhD student at the University of Brighton is 

studying the impact of international in-migration in Brighton.
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8.60 There are a number of issues associated with recent migration into Brighton and Hove. These 
issues relate to the exploitation of migrant workers in both the labour and housing markets, 
where they often compete for the lower end of both markets.  

8.61 Competition for housing, particularly in the private rented sector may be more of an issue and 
there is a concern that migrant workers may displace poorer households from the private 
rented sector.  The HMO study in Brighton and Hove by Faber Maunsell revealed relatively 
significant numbers of Eastern European (EU) people occupying HMOs in the City (though the 
sample was small so it is difficult to analyse their specific circumstances).  Generally, there 
are concerns about the turnover of residents within HMOs, with consequent impacts on local 
neighbourhoods and also the impact of the rapid increase in migrant workers on local services 
and schools.   

8.62 In Brighton and Hove, the significant number of HMOs in the housing stock, particularly in 
some neighbourhoods is likely to mean that this issue is heightened within the City. 
Anecdotally, there are concerns about the intensive occupation of some properties, with the 
most visible impact being the amount of rubbish generated.  The Audit Commission suggests 
that the impact on healthcare is limited since most of the migrant workers are young and fit 
and unlikely to place demands on care services.   

8.63 There is a key role for local authorities in dealing with these issues and ‘heading off tensions’ 
by ensuring that local employers and landlords are complying with the law and other services 
may need to be modified to ensure that recent migrants are both aware of available services 
and can access them. The Audit Commission raised the question as to whether private sector 
housing teams were adequately resourced since much of the impact would be on HMOs, the 
private rented sector and even caravan sites.   

Students

8.64 There are two Universities in the study area, the University of Brighton and the University of 
Sussex.  There are 13,800 students at the University of Brighton and 8,600 at the University 
of Sussex.  Figure 8.14 shows how students at the Universities are currently accommodated 
and this is compared to all UK institutions. 

Figure 8.14: Student Accommodation: University of Brighton and - University of Sussex

Institution
maintained

property

Parental/
Guardian

home 

Own home 
(includes PRS or 
Private student 

residences) 

Other Unknown Total

University of 
Brighton

2,250 1,830 8,640 370 720 13,800

University of 
Sussex

2,600 600 820 4,280 310 8,610

Sub-Total 4,850 2,430 9,460 4,650 1,020 22,410
All UK 
Institutions

296,450 224,910 561,080 113,990 100,000 1,296,440

Source: HESA Student Registration Population 2006/07 
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Figure 8.15: Student Accommodation: University of Brighton and University of Sussex 

Institution
maintained

property

Parental/
Guardian

home 

Own home 
(includes PRS or 
Private student 

residences) 

Other Unknown Total

University of 
Brighton

16% 13% 63% 3% 5% 100.0%

University of 
Sussex

30% 7% 10% 50% 4% 100.0%

Sub-Total 22% 11% 42% 21% 5% 100.0%
All UK Institutions 23% 17% 43% 9% 8% 100.0%

Source: HESA Student Registration Population 2006/07 

8.65 Figure 8.15 shows that the largest proportion of students at the University of Brighton (62.6%) 
are accommodated in their ‘own home’ which is predominately the private rented sector. 
16.3% live in accommodation maintained by the University itself and 13.3% live with their 
parents.  The proportion living in the private rented sector is significantly higher than the 
average for all UK.  The University of Sussex appears to have more institutionally maintained 
accommodation. However, 50% of its students are placed in the ‘Other’ category, where the 
institution acts as an agent, although many institutions record private rented accommodation 
under ‘Other’ and DTZ suggest this is likely to be true for the University of Sussex. 

8.66 At present levels of demand for Higher Education nationally continue to rise at a per annum 
rate of 3.2%.  However, applications in January 2006 were 3.4% lower than in January 2005. 
Part of this fall is attributed to fee effects – i.e. the increase in fees to over £3,000 per 
academic year from £1,200 per academic year.  However, in the long run student numbers 
are not likely to be significantly affected.  Student numbers in the UK have increased by 19% 
in the last five years and are forecast to increase by 3% per annum up to 2010.

8.67 However, generally, student accommodation provided by Higher Education Institutions (HEIs) 
has not grown at the same pace as student numbers.  This has led to an increasing reliance 
on privately rented property.  Brighton and Hove, in common with many other university 
towns, has therefore seen the emergence of ‘niche’ student housing markets, geographically 
concentrated.  Students wish to live near their university in order to minimise their transport 
costs and be close to their campus and this will therefore have localised impacts on areas 
adjacent/near to university campuses and in the extreme, the influx of students causes the 
‘ghettoisation’ of local amenities.   

8.68 In higher demand areas there is evidence that students are willing to live in poorer quality 
accommodation in order to save money, or to be located in what is considered to be the right 
area, which has the effect of pushing out those on lowest incomes from the private rented 
sector if landlords favour student tenants.  This is evident within Brighton along the Lewes 
Road.  East Brighton (near the location of both Universities) where students have clustered in 
the following locations in particular within the private rented sector: 

– The Triangle Area 

– Hartington Road
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– Coombe Road 

– Bevendean. 

8.69 There is also a Hall of Residence in Hanover, one of the most densely populated areas of 
Brighton.  The numbers of students within the Bevendean and Coombe Road areas is thought 
to have increased dramatically in recent years along with the expansion of the Universities. 
Generally, the studentification of these areas has intensified in recent years because even 
though student numbers may have grown in line with the population of Brighton and Hove as 
a whole, they are overwhelmingly concentrated in a few neighbourhoods.  Furthermore, the 
majority of Brighton University students in particular live in shared houses within the private 
rented sector; even many first year students are not accommodated within Halls of 
Residence.  These shared student homes are also often mixed with recent graduates and 
young professionals, though students are the main group.  

8.70 A study12 into the impact on students on the existing communities within Brighton & Hove 
which has included numerous focus groups with local residents associations, found the 
following key impacts of concentrations of students on the housing market: 

– Noise nuisance: this is especially a problem since the change to licensing laws which 
means that residents can no longer relying on things quietening down after 11pm 

– Changes to retail provision: the concentration of students along the Lewes Road has 
encouraged the development of mainly takeaways and off licenses to cater for their 
demands and many non-student residents feel that there is little for them 

– Physical state of the housing: landlords are not encouraged to upkeep their properties by 
student tenants who will move on after a year, with gardens left overgrown and furniture 
dumped in front gardens 

– Increase in litter: as a result of intense sharing of houses, generation of rubbish, which may 
be left outside properties for seagulls to raid, and encouraging rats. 

8.71 In the longer term these impacts reinforce existing patterns.  Students sharing larger homes 
occupy the same properties as families and combined with the changes to local services, are 
encouraging families to move out of the area.  An implication of this (and which will further 
reinforce this trend) is that school rolls may decline.  One primary school in Coombe Road 
(one of the areas where students are concentrated) no longer has a double intake each year 
ie, the number of new starters has halved in recent years which appears to reflect the 
changing demographic of the area, adding to concerns that local services are no longer 
serving the needs of non-student residents.   

8.72 A further impetus for the out-migration of family type households from these student areas 
may result from recent changes to school admissions policies within Brighton and Hove. 
School students are now only allowed to attend schools within their catchment area.  Falmer 
High, one of the worst performing schools within Brighton and Hove is located off the Lewes 
Road near the popular student areas.  It is possible that families not wishing their children to 
attend this school may move elsewhere in the City – add to the pattern of social change in 
these student neighbourhoods.   

12 Jo Sage, a research student at the University of Brighton has been examining the impact of students on the existing 

communities over the last 5 years within Brighton.
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9. Review of Brighton and Hove Housing Requirements 

9.1 PPS3 and the new SHMA guidance has arrived at a point in time where local and regional
plans are in a period of transition.  Therefore, there are some elements for which the SHMA 
was designed, specifically, to inform overall housing numbers based on the evidence on 
market demand and housing need; that have been considered to an advanced stage through 
the Regional Spatial Strategy and Local Development Framework process.   

9.2 DTZ recommended that this SHMA review the proposed housing targets set out in the Draft 
South East Plan and subsequent Panel Report but does not seek to undertake new work (eg, 
on economic or demographic projections) to establish the quantity of demand in the market 
area.  Instead this report explains the factors that have driven the proposed allocation and 
comments on implications of this level of housing and on higher or lower levels of housing 
provision where appropriate. 

The Process in Determining Housing Requirements 

9.3 PPS3 sets out the Government’s housing policy objectives which provide the context for 
planning for housing:

– High quality housing that is well-designed and built to a high standard 

– A mix of housing, both market and affordable, particularly in terms of tenure and price, 
to support a wide variety of households in all areas, urban and rural 

– A sufficient quantity of housing taking into account need and demand and seeking to 
improve choice

– Housing development in suitable locations, which offer good range of community facilities 
with access to jobs, key services and infrastructure 

– A flexible, responsive supply of land – managed in a way that makes efficient and effective 
use of land, including re-use of previously developed land, where appropriate. 

9.4 SHMAs are intended to provide evidence to inform both the mix of housing and the quantity 
and providing estimates of the need and demand for homes from different households are set 
out as key outputs for SHMAs.   

9.5 PPS3 states that the level of housing provision should be set out in Regional Spatial 
Strategies.  However, the local, sub-regional and regional housing requirements should be 
determined through taking into account: 

– Evidence of current and future levels of need and demand and affordability within Strategic 
Housing Market Assessments, advice from the NHPAU on the impact of proposals on 
affordability and the Government’s latest household projections and the needs of the 
regional economy   

– Evidence on the availability of suitable land for housing using Strategic Housing Land 
Availability Assessments and other evidence (eg, NLUD and register of surplus public 
sector land)

– The Government’s ambitions to improve affordability and increase housing supply 
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– Sustainability Appraisal of the environmental, social and economic implications including 
costs, benefits and risks of development.  As well as an assessment of the impact of 
development on existing or planned infrastructure.  

9.6 Clearly the evidence provided in SHMAs is one, albeit important, consideration in the 
determination of housing requirements at the local and sub-regional level.  Furthermore, given 
the stage of the Draft South East Plan, it is not a case of considering these issues from 
scratch and indeed, the SHMA would not in any case consider issues of land supply and 
sustainability.  

9.7 In this section we instead set out the considerations that have been made in determining 
Brighton’s proposed housing requirements and the justification of the proposed targets.  We 
also consider what the implications might be for the proposed targets.   

Brighton and Hove’s Current Housing Requirements

9.8 The latest housing targets for the City of Brighton and Hove as proposed in the Draft South 
East Plan Panel Report (August 2007) are set out in Figure 9.1.  Brighton and Hove is 
therefore expected to deliver around 570 homes per annum to 2026.  This represents an 
increase of 20 dwellings per annum on the housing targets proposed in the Draft South East 
Plan.

Figure 9.1: Proposed Housing Requirements (Per Annum) 2006-2026

 Draft South 
East Plan 

Target

Panel Report 
Proposed
Increase

Draft South East 
Plan and Panel 
Report Target

Brighton and Hove 550 20 570
Sussex Coast Sub-Region 2,700 270 2,970
Lewes District 220 0 220
Adur Borough 130 50* 180*
Mid Sussex District 705 50 755
Horsham District 620 30 650
South East 28,900 3,100 32,000

*Though the Panel Report makes specific mention of the potential for additional development at 
Shoreham Harbour this is not quantified 

9.9 It is important to state that these requirements are not the total demand and need for housing 
in Brighton, or indeed the South East as a whole.  These requirements are essentially a ‘trade 
off’ between what might be required to address market demand, housing need and the needs 
of the economy and what can realistically be achieved in the context of available land supply 
and wider environmental and social objectives.  The debate about housing numbers in the 
South East and particularly those Districts with high housing pressures is largely therefore 
around whether the right balance has been struck between these different objectives.   

9.10 The Draft South East Plan considered that the best way of reconciling these factors was a 
regional housing level of 28,900 per annum.  In increasing the level of housing requirements, 
the Draft South East Plan’s Panel Report states that an appropriate balance has not been 
reached in the Draft South East Plan, with too much weight being given to ‘consultation with 
existing residents’ giving ‘no voice to those of the next generation who will be seeking homes
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within the plan period, and no voice to those who may need or wish to move to this region to 
take up job opportunities’. 

9.11 In justifying a higher level of housing growth (32,000 per annum – an increase of 3,100 per 
annum) the Panel Report sets out the following: 

– The importance of the South East to the national economy, its relationship with London, 
together with the scale of its own housing needs 

– Over parts of the South East Region, the Draft Plan proposes housing levels below RPG9 
(Brighton and Hove does not fall into this category and proposed targets are higher than 
those required in the Structure Plan) 

– The Draft Plan gives insufficient weight to demographic and economic factors and SEEDA 
has concerns that the level of housing supply in some parts of the region would not 
support the labour supply required to meet the needs of the economy 

– Even a target of 32,000 homes per annum is below the Government’s latest household 
projections and below the rate of house building achieved in recent years in the region 

– The Panel has not recommended a higher requirement because it accepts the background 
research and arguments put forward by the Assembly on infrastructure needs and 
environmental constraints. 

9.12 The factors considered by the Draft South East Plan and Panel Report of the Examination in 
Public (EiP) are considered in this section in more detail both in relation to the South East as 
a whole and specifically for Brighton and Hove.   

Demographic and Household Considerations

9.13 The official CLG households projections (1996 based, 2002-based, 2003-based and the latest 
2004-base) estimate the formation of an additional 32,900 to 34,500 per annum in the South 
East to 2026.  Professor King (on behalf of CLG) estimates that this household growth overall 
(ie, excluding migration) is comprised:

– 60-65% from an increase in the adult population 

– 25% from the ageing effect 

– 10-15% due to household formation (including single people living alone). 

9.14 Developer representatives at the EiP into the Draft South East Plan argued that this implied 
the need for at least 40,000 new homes per annum, once an allowance for vacancies and 
sharing had been taken into account.  

9.15 The Draft South East Plan argued for a lower level of provision partly on the basis that divorce 
rates were declining and other factors mean that a case for a smaller increase in single 
households can be made.  However, the Panel Report suggests that these differences ‘pale 
into insignificance’ in relation to the effect of migration assumptions.  

9.16 Out-migration from London to the South East has been significant in the past and increased 
since the mid 1990s.  The South East has been a net recipient of international migration since 
the late 1990s (with recent increases as a result of the EU Accession Countries).  The Panel 
point out that the Draft Plan’s housing levels are set below the long-term net migration (and
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significantly below the short term levels which are currently higher).  The Panel therefore 
suggest that a continuation of long-term migration trends should be used as a starting point, 
equating to a level of housing at around 32,000 per annum (and even this level still implies a 
deficit).

Economic and Employment Considerations 

9.17 The Draft South East Plan assumes an average growth in Gross Value Added (GVA) of 3% 
per annum to 2016.  Although the South East Plan and Regional Economic Strategy (RES) 
GVA targets are measured in different ways (with the latter being more equivalent to 3.5% per 
annum) the Panel Report does not find these inconsistent.  However, the Panel find that the 
Draft Plan’s provisions are insufficient to achieve these growth expectations.  The labour 
supply consistent with the Draft Plan’s proposal of 28,900 dwellings per annum would produce 
a reduced employment level and GVA growth of 2.5-2.9% per annum (according to estimates 
by Experian and Cambridge Econometrics).   

9.18 Employment projections for the South East region all expect lower growth than experienced 
over the recent past.  However, there are differences between different projections on the 
extent to which employment demand (ie, job growth) is constrained by labour supply and 
productivity.  

9.19 The Draft South East Plan used Experian projections, which take account of short term 
demand trends but over time reflect the available labour supply derived from housing numbers 
(ie, constrained by the target of 28,900 dwellings).  The Panel considered alternative 
projections and concluded that employment demand should not be constrained to the extent 
that it had been by the Assembly’s preferred housing provision levels (and also artificially 
deflated by assumptions of high levels of productivity growth).  The Panel suggested a trend 
based approach to estimating employment demand (job growth) would have been a better 
baseline, although the Panel supported job targets for the less buoyant sub-regions, including 
the Sussex Coast.

9.20 The Panel also considered projections of labour supply to 2026, with all projections estimating 
a fall off in the growth of labour supply in the latter 10 years of the plan period because of the 
ageing population.  In the South East region as a whole there is a surplus of around 100,000 
jobs over the workforce in the region to 2026 based on the projections of labour demand and 
supply, implying the need for more houses in the South East.  Although in the Sussex Coast 
as a whole there is currently a surplus of labour supply over demand, implying the need for 
more jobs in the sub-region.  

9.21 It is generally accepted that it is good practice to plan for a broadly equal balance between 
new homes and numbers of new jobs within housing/labour market areas, notwithstanding 
adjustments that are likely to happen in the labour market eg, double jobbing, increased 
economic activity rates and in-commuting.  In the South East as a whole this implies the need 
to increase dwelling provision to support a greater labour supply.  The Panel Report’s overall 
recommendation is to make the highest increases (in housing provision) where labour 
shortages appear to be the greatest.   

9.22 However, the Sussex Coast area as a whole currently has an imbalance between jobs and 
homes, with excess labour supply and significant out-commuting, including for Brighton and 
Hove (in 2001 there was net out-commuting of around 5,000 workers). Brighton and Hove is 
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identified in the RES as a Diamond for Growth recognising its importance as a hub within the 
Sussex Coast sub-region, and critical to the wider regeneration of the adjacent coastal areas.   

9.23 The Panel Report therefore proposes modest increases in the dwelling provision in the 
Sussex Coast sub-region.  The Panel’s view based on the range of evidence considered is 
that it would ‘not be unbalanced’ if housing levels were increased by a modest amount but the 
increase is limited because of the need to promote economic regeneration and avoid 
additional out-commuting.  

Capacity and Land Supply Considerations

9.24 Work undertaken across the South East Region suggests that 330,600 additional dwellings 
could be accommodated through urban potential (with an additional 30,000 from Previously 
Developed Land (PDL) outside urban areas), implying the ability to deliver around 18,000 
homes per annum in the South East.  This would meet around 62% of the Draft South East 
Plan’s proposed housing target, with the implication that the rest would be accommodated on 
greenfield sites.

9.25 The Panel Report emphasises that urban potential estimates do not imply a maximum 
housing level that areas could accommodate, even though some authorities have reservations 
about the extent to which continued capacity could be found within urban areas (including in 
Brighton’s urban area).   

9.26 In proposing an increase in Brighton and Hove’s housing requirements (and the Sussex Coast 
as a whole) therefore the Panel Report points out that the proposed level may have been 
overly constrained to a level than could be met through urban potential, and in Brighton’s 
case, recent completion levels have exceeded the level proposed, although the increase 
proposed is relatively modest reflecting the uncertainty about future land supply given that 
recent completions have been heavily reliant on windfall sites.   

9.27 The Panel Report considers its proposals for the Sussex Coast taking into account the 
importance of the proposed South Downs National Park (and other environmental 
designations) and the challenges involved in avoiding development in flood risk areas 
(including those at risk of coastal flooding).  The Report also suggests that adequate weight 
has been given to infrastructure considerations and the capacity in particular of the A27.   

House Prices and Affordability Considerations 

9.28 Whilst PPS3 and considerations about house prices and affordability that are included within it 
was not published at the time that the Draft South East Plan was developed, the EiP and 
Panel Report consider affordability levels and the Government’s ambitions for affordability.  

9.29 The Panel concluded that it was ‘not realistic to hold up this RSS until strategic housing 
market assessment work has been undertaken’ and that such work would inform the next 
review, together with advice from the National Housing and Planning Advice Unit.  However, 
the Panel do comment on whether the South East regional housing requirement should be 
increased in an attempt to stabilise or improve affordability levels.  

9.30 The Government’s national target (200,000 homes per annum in England by 2016 announced 
in 2005, since increased to 240,000 per annum in the Housing Green Paper announced in
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2007) was informed by research into the relationship between housing supply and house 
prices (and therefore affordability) and the sustainability implications of increasing housing 
supply.  

9.31 This research1 concluded that large scale increases in housing supply across the South East 
would improve affordability in the longer term.  The Panel acknowledged that this evidence 
should not be applied uncritically since a range of demand side factors also influence 
affordability including interest rates, availability of credit and taxation.  However, the Panel 
Report concludes that the proposed Draft South East Plan target of 28,900 dwellings per 
annum, while at the same time increasing the proportion of affordable housing would mean a 
reduction in the amount of market housing in the region – stating that ‘a constraint on market 
housing of this magnitude would suggest, on common sense grounds if nothing else, that 
affordability would worsen’.

9.32 The Panel’s recommended increase in the regional housing requirement (to 32,000 per 
annum) therefore would allow levels of market housing to be delivered at similar levels to the 
present.  This is unlikely to have a significant effect on affordability though it is likely that the 
situation would be better than that under the scenario of a lower growth rate. 

Conclusion on Housing Requirements for the Sussex Coast and Brighton and Hove 

9.33 In the Draft South East Plan, Brighton and Hove is considered as part of the Sussex Coast 
sub-region, although at the EiP the Panel acknowledged that there are significant differences 
within this sub-region.  The sub-region as a whole is characterised by structural economic 
weaknesses and poor economic performance.  The most difficult economic problems are 
found in the east of the sub-region (Hastings-Bexhill) and with regeneration also a priority at 
Shoreham Harbour.  In contrast, Brighton and Hove is recognised as having a key role to play 
as a catalyst for economic activity, reflected in its status as a regional hub and RES Diamond, 
with various transport infrastructure improvements planned for London-Brighton and Brighton-
Gatwick rail services and other economic initiatives as part of this. 

9.34 However, there remain concerns about the Brighton economy as well2:

– The city’s economy is reliant on employment in low value added sectors which means that 
GVA per head and average earnings remain below the South East average, despite the 
high skills levels of the City’s working age residents (a significant proportion of which 
commute to London) 

– Limited employment land space and poor quality commercial floorspace is a barrier to 
business growth.  Recent relocation of a significant number of Amex employees to 
Burgess Hill may reflect this factor and superior accessibility of a location outside of 
Brighton for those who live outside the town, while remaining reasonable accessible to 
those living in Brighton   

– Little fall in worklessness over the last 10 years.  Despite increased employment in 
Brighton and Hove, the city has not been successful in drawing in economically inactive 
residents to fill jobs.

1 CLG (2005) Affordability Targets: Implications for Housing Supply 

2 Brighton and Hove City Employment and Skills Plan 2007/8 – 2010/11
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9.35 The South East Plan Panel Report recommends adopting a target for the sub-region, of 
creating an additional 30,000 jobs for the 2006-2016 period, just above trend based 
employment projections produced by Experian in 2006.  This target level of job growth would 
imply a higher rate of job growth than labour supply.  The Panel Report suggests that this is a 
reasonable objective since the sub-region is currently a net exporter of labour and most 
coastal towns experience net out-commuting.  At the local level however, the balance 
between jobs and labour supply varies, with Brighton experiencing net-in-commuting from the 
adjacent Districts (though net out-commuting overall mainly due to the number of Brighton 
residents who work in London).

9.36 In preparing for the South East Plan the Sussex Coastal authorities considered three options 
on the scale of housing growth:

– Maintain RPG9 levels (initial preference of the principal authorities) 

– 20% below RPG9 

– 20% above RPG9. 

9.37 The Panel Report concludes that local demographics do not provide a strong justification for 
increasing the housing requirements in the Sussex Coast.  East Sussex County Council 
projections demonstrate that the sub-regional population would decline over time without 
continued net in-migration.  However, there is locally generated need in Brighton and Hove, 
which has a younger population, on top of significant net in-migration to the area.  

9.38 The proposed housing requirements for the Sussex Coast in the Draft South East Plan are 
around 10% less than RPG9 levels which, according to the Panel, appears to have been 
justified on the basis that lower housing growth is necessary to allow employment 
development to catch up.  The Panel Report suggests however that if a jobs target of 30,000 
is adopted for the sub-region this would imply the need for a higher increase in labour supply 
(of around an additional 9,000 workers needed on top of The Assembly’s dwelling based 
projections) and thus the need for additional housing.

9.39 Urban capacity across the sub-region was estimated by the Sussex Coast authorities to 
provide for around 90% of the proposed housing requirements in the Draft South East Plan 
and the Panel suggest that the distribution of future housing provision between the Districts 
has been strongly influenced by existing identified land supply and whilst this is clearly an 
important factor the Panel suggest that all opportunities for future development need not be 
known in advance.  Developers argued at the EiP that higher provision was required in the 
sub-region to support the growth objectives (and new housing provision can contribute to 
regeneration and infrastructure) and deliver Government’s ambition for a step-change in 
housing supply. 

9.40 Given these factors, the Panel Report recommended a modest increase in housing provision 
in the sub-region because of the desire to redress the balance between jobs and homes but at 
the same time the need to deliver more housing across the South East region.  This includes 
an increase of 20 dwellings per annum in Brighton and Hove, which the Panel Report states 
should accommodate more housing to take advantage of its employment potential and 
accessibility.  The key constraint in delivering higher housing numbers than this in Brighton, 
although not explicitly stated, would be the capacity to allocate land for housing development.  
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9.41 The Panel Report also recognises the potential for development at Shoreham Harbour in Adur 
and Brighton and Hove.  Although the key objective of development here would be to meet 
the regeneration and employment needs to the area it could also contribute to housing 
delivery for both Brighton and Adur given the position of the site – with the potential for 1,000-
6,000 dwellings depending on infrastructure improvements and the removal of other 
significant constraints.  SEEDA and the local authorities are seeking Growth Point Status for 
the Shoreham Harbour development.  

Implications for Housing Market Outcomes in Brighton and Hove

9.42 The evidence included in the South East Plan and Panel Report and the conclusions reached 
by the Panel present some complex messages for Brighton and Hove: 

– Brighton and Hove is growing more strongly than the rest of the Sussex Coast, generating 
local need for housing and receiving net in-migration largely from London and in-
commuting to the City from adjacent Districts 

– There is a need to create jobs in adjacent coastal areas where there is currently an excess 
of labour supply and therefore the case for additional housing across the sub-region is 
constrained to reflect this need to strike a better balance between jobs and homes 

– Proposed housing requirements for the Sussex Coast largely reflect the need to strike a 
better balance between jobs and homes in the sub-region, although constraints in terms of 
urban capacity and environmental designations limit what can be delivered in some areas 
as well. 

9.43 In Brighton, the conclusion appears to be that housing requirements are limited by capacity 
rather than for any constraints implied by the performance of the wider Sussex Coast sub-
region.   

9.44 DTZ suggest that it is important therefore to continue to monitor capacity and land supply in 
Brighton and Hove, and adjacent areas such as Shoreham Harbour where there may be 
potential to deliver more homes, since capacity is the key constraint on delivering more 
housing within Brighton and Hove.  The South East Plan’s housing requirements should not 
be regarded as a ceiling if more housing could be developed sustainably, in the context of the 
housing pressures that are evident.  

9.45 It is also worth considering some of the implications for housing outcomes of the constraint 
imposed on housing supply (although it is also worth bearing in mind that in Brighton and 
Hove and in the South East generally demand for housing, at least in recent years, is far 
beyond what could be delivered under even more ambitious targets).   

9.46 The following implications are likely to arise, to a greater or lesser extent, depending on the 
level of constraint on housing supply in relation to demand and consequent rises in house 
prices:

– Continued selective migration to and from Brighton and Hove as higher income 
households are able to move in and many are connected to the London economy, whilst 
lower income (or family households) not connected to the London economy will continue to 
move out of Brighton to surrounding Districts – either cheaper coastal areas such as those 
in Adur and/or coastal Lewes   
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– Many households who move out of Brighton may continue to work in the City but will 
commute in, resulting in less sustainable travel to work patterns assuming the number of 
jobs in the City continues to outstrip the supply of labour (and by implication the number of 
dwellings)

– In the context of rising house prices and declining affordability a proportion of households 
will be unable to meet their needs within the market.  This is likely to have two main 
consequences.  Housing waiting lists are likely to increase in size and more households 
apply to the Council for assistance, putting pressure on the social rented stock or private 
rented sector (assisted by Housing Benefit).  

– Other lower income (and intermediate) households may decide to move out of Brighton 
and Hove and access housing in cheaper areas – a process which works against mixed 
income communities and is likely also to affect the ability of key workers to live and work 
within the City.  
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10. Future Housing Provision in Brighton and Hove 

10.1 This section draws together a range of evidence to inform the mix of dwellings in the future.  
The evidence considered in this section is as follows: 

– The profile of current and future households (drawing on Section 4 and further evidence on 
future households) and what this implies for the mix of dwellings 

– The nature of the existing stock of dwellings (drawing on Section 6) and whether there are 
any particular imbalances in different areas 

– The type and size of completions 

– The drivers in the development industry and how these affect the mix of dwellings that 
developers deliver 

– Occupancy and overcrowding (drawing on Section 6) and whether the current stock of 
dwellings is meeting the needs and demands of residents 

– The profile of households in need and the pattern of re-lets within the social rented stock. 

10.2 One of the key policies in PPS3 is concerned with achieving a mix of housing to support 
mixed communities.  PPS3 describes the characteristics of a mixed community as a ‘variety of 
housing, particularly in terms of tenure and price and a mix of different households such as 
families with children, single person households and older people.’  PPS3 requires local 
planning authorities to plan for a mix of households on the basis of different types of 
households that are likely to require housing over the plan period, having regard to 
demographic profiles and the requirements of specific groups.

10.3 Specifically, local planning authorities should set out in their local development documents the 
proportion of households requiring market and affordable housing, the profile of different 
household types to inform the provision of market housing and the size and type of affordable 
housing required.  Developers are expected to bring forward proposals for market housing 
which reflects demand and the profile of households requiring market housing, in order to 
support mixed communities. This section provides evidence to support Brighton and Hove’s 
local development documents in these policy areas.

10.4 However, the new PPS3 policy raises a number of questions.  How can local planning 
authorities plan for a mix of households without seeking to control the type and size of market 
housing? When should a local planning authority turn down an application on the basis of the 
dwelling mix?  These questions are in many respects no different to those that planners have 
faced in the past. Planning falls into the difficult territory between influence and control where 
planners are expected to influence outcomes without seeking to control the market.   

10.5 For the avoidance of doubt, DTZ do not recommend that local authorities seek to control the 
size and type of dwellings provided by the private sector.  However, there is a role for local 
planning authorities in influencing the mix of dwellings where there are gaps in the choice of 
dwellings available to local residents within the market area, or where there are problems with 
particular neighbourhoods, which might be tackled through changes to the types of dwellings 
available.  DTZ recommend that the principles of an approach to this issue are as follows:
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– Recognise that planning for a mix of housing is not a precise science and therefore setting 
targets for particular types and sizes of market dwellings is likely to present difficulties in 
practice

– The objective should be to identify and address bias and broad imbalances in the housing 
market and the existing stock of dwellings through new development

– A range of evidence needs to be considered in addition to projections of future household 
types, and appropriate weight needs to be given to these factors depending on the 
circumstances of the site and the characteristics of the existing neighbourhood.

The Profile of Current and Future Households

10.6 Section 4 of this report provides detailed evidence and analysis of demographics within 
Brighton and Hove, the Wider Coastal Area and West Sussex.  Figure 10.1 provides a 
detailed breakdown of the households within these benchmark areas (in 2001).  Figure 10.1 
demonstrates that, at present, single adult households account for the most significant 
household group in Brighton and Hove, significantly above the proportions found in the other 
benchmark areas.  Family households (couples, lone parents and others with dependent 
children) account for a significant proportion of all households at around 22% of all 
households in Brighton and Hove, though the proportion of family households is lower than 
the other benchmark areas including the South East as a whole (29%). 

Figure 10.1:  Current Household Composition (2001)

Brighton
and Hove

Wider
Coastal Area

East
Sussex

West 
Sussex

South
East

Single Pensioner 16.0% 17.2% 19.7% 17.1% 14.5%
Single Adult 23.4% 19.5% 13.7% 13.0% 14.2%
Pensioner couple 6.9% 9.0% 13.2% 11.9% 9.8%
Couple with no 
dependents

20.6% 21.5% 23.4% 24.7% 24.9%

Couple with dependents 14.8% 16.3% 19.6% 20.5% 22.2%
Lone parents with 
dependents

6.1% 5.8% 5.5% 4.9% 5.3%

Lone parents (all children 
non dependent)

2.5% 2.6% 2.5% 2.5% 2.7%

Other with dependents 1.6% 1.6% 1.6% 1.6% 1.9%
Student 1.2% 0.8% 0.1% 0.1% 0.4%
Other pensioner 0.5% 0.5% 0.7% 0.6% 0.4%
Other 6.3% 5.1% 2.9% 3.1% 3.7%
Total 100% 100% 100% 100% 100%

Source: 2001 Census

10.7 The proportion of pensioner households within Brighton and Hove (23%) is lower than the 
other benchmark areas, although relatively close to the South East as a whole (24%). 
However, the main difference between Brighton and Hove and the other benchmark areas 
appears to be in relation to the proportion of pensioner couple households.  The proportion of 
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single pensioner households is higher than that in the South East as a whole, though slightly 
lower than the East and West Sussex County average.  

10.8 It is also worth highlighting the significant proportion of ‘other households’ within Brighton and 
Hove compared to the other benchmarks.  Over 6% of households were ‘other’ households in 
2001 ie, households of unrelated individuals sharing. 

Figure 10.2:  Current Household Composition (2001) 

 Brighton 
and Hove

Wider Coastal 
Area

East Sussex West Sussex South East

Single Pensioner 18,280 30,060 41,090 54,830 473,160
Single Adult 26,770 34,160 28,630 41,800 464,310
Pensioner couple 7,930 15,790 27,610 38,190 320,050
Couple with no 
dependents

23,570 37,660 48,850 79,190 813,560

Couple with 
dependents

17,000 28,580 40,800 65,840 725,100

Lone parents with 
dependents

6,970 10,090 11,480 15,780 171,550

Lone parents 
without
dependents

2,870 4,470 5,110 8,150 88,470

Other with 
dependents

1,880 2,860 3,440 5,130 62,650

Student 1,370 1,380 270 300 11,660
Other pensioner 550 950 1,400 1,810 14,240
Other 7,260 8,880 5,970 9,870 120,060
Total 114,460 174,880 214,650 320,900 3,264,800

Source: Census 2001

10.9 CLG has produced forecasts by broad household type for the South East over the next 20 
years to 2026 (single person households, couple households, lone parent households and 
other (multi person) households).  Although these are not published for individual authorities, 
DTZ has obtained the estimates for Brighton and Hove (since household projections by 
household type are not available from the City Council or the South East Regional Assembly). 
Figure 10.3 presents household projections for Brighton and Hove compared to the South 
East as a whole 2006-2026. 

Figure 10.3:  Household Projections by Household Type, 2006-2026 (1,000s) 
Brighton and Hove South East 

2006 2026 2006 2026
Married couple households 34 29 1,610 1,530
Cohabiting couple households 16 26 360 560
Lone parent households 9 11 210 230
Other multi-person households 13 16 210 250
One person households 48 66 1,040 1,550
All households 120 148 3,440 4,130
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Source: CLG Household estimates and projections: by composition and region, 1997-2026 applied to 
Sub Regional Household Projections, England (2004 based) 

10.10 Figure 10.3 shows that whilst the CLG estimates there will be an additional 28,000 
households in Brighton and Hove in 2026, there will also be significant change in the 
composition of the household population over the next 20 years.  The CLG projections 
estimate an additional 22,000 single person households compared to 2006.  These estimates 
also expect an additional 10,000 couple households (unmarried) and an additional 3,000 other 
households (unrelated households sharing).  Married couple households are expected to 
decline in number by 5,000 over the same period.

10.11 It is possible to produce a more detailed estimate of the profile of households in 2026 by 
applying the same proportional breakdown of household types evident in the 2001 Census to 
the broad groups expected in 2026.  This estimate of the profile of households in 2026 is 
provided in Figure 10.4.  It is important to keep in mind that these projections are based on 
past trends continued forward and the further into the future they are extended the less certain 
we can be about the eventual outcome.  Neither do these projections take into account 
policies, which might seek to change the underlying trends.   

Figure 10.4:  Projected Household Composition, 2001 - 2026, Detailed Household Types
(1,000s)

Brighton and Hove South East 
2006 2026 2006 2026

Pensioner couple 8 9 340 360
Couple with no dependents 24 27 860 920
Couple with dependents 18 19 770 820
Lone parents with dependents 6 8 140 150
Lone parents without dependents 3 3 70 80
Other multi person households 13 16 210 250
Single Pensioner 19 27 530 780
Single Adult 29 39 520 770
All households 120 148 3,430 4,130

Source: CLG Household estimates and projections: by composition and region, 1997-2026 applied to 
Sub Regional Household Projections, England (2004 based) 

10.12 Figures 10.3 and 10.4 show that the growth in numbers of households within Brighton and 
Hove and across the South East as whole will be driven by large increases in the numbers of 
single person households and more moderate growth in other household types.  Figure 10.4 
illustrates that, although the number of married couple households are expected to decline in 
Brighton and Hove, there is still likely to be growth in the number of family type households 
(lone parents with children and couples with children). 

10.13 As evidenced in Section 2, these trends and the extent to which projections are borne out 
depend on patterns of migration as well as demographic trends.  Evidence on the age of 
people migrating to and from Brighton and Hove up to 2006 suggest the following trends in 
migration have been at work for a number of years:

– There is net in-migration of 25-44 year olds from London – some of these are families with 
children since there is also net in-migration of children (0-15) from London each year  
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– There is net out-migration of the same age groups (and therefore families) from Brighton 
and Hove to Lewes and Adur in particular but also to the other adjacent districts 

– There is net in-migration of the 16-24 age group to Brighton and Hove – the largest group 
originate from London though the origin of these migrants is otherwise dispersed and likely 
to reflect the wide draw of the two Universities   

– There is net out-migration of older people (65+) from Brighton and Hove particularly to 
Adur.

10.14 To summarise, Brighton and Hove will experience strong growth in household numbers 
between 2006 and 2026; much of this growth will be driven by increases in smaller and non-
traditional household units.  The proportion of family type households will decline relative to 
other household groups from around 20% currently to 18% in 2026 if current trends continue 
into the future.  

10.15 However, while the growth in single person households will be significant, DTZ suspect that 
these projections may overstate the level of growth of single person households.  If 
affordability problems remain as severe as they have over the last few years in Brighton and 
Hove, one might expect to see more households comprising unrelated individuals (other 
households) rather than single person households.  This trend is very evident in areas with 
severe affordability problems, such as inner London and is also reflected in the demand for 
and availability of shared dwellings (eg, HMOs) within Brighton and Hove.   

10.16 It is also worth bearing in mind that a significant proportion of new single person households 
will be elderly.  Around half of the growth in single person households is accounted for by 
elderly households and is the result of an ageing population.  The CLG estimates an 
additional 7,000 single pensioner households in the City in 2026.  However, there is evidence 
of selective migration within Brighton and Hove - older households have tended to leave the 
City in favour of adjacent Districts - so whilst Brighton and Hove will experience growth in 
older households many may continue to migrate out.  It is unclear how far the CLG projections 
have taken this dynamic into account.  

The Relationship Between Household Size and Dwelling Size 

10.17 The relationship between household size and type and dwelling size and type is not 
straightforward.  The conventional logic that household size and dwelling size have a direct 
correlation is misleading.  Research by Professor David King at Anglia University1 for 
example, highlights that dwellings with more than seven rooms are commonly bought and 
occupied by single or two-person households, and that these households comprise many of 
those living in such properties.  Section 6 also demonstrates that within Brighton and Hove 
and across the Wider Coastal area and West Sussex, most households ‘under occupy’ their 
dwellings.  Policy orientated towards building smaller properties for smaller households fails to 
understand the aspirations and needs of households today and in the future. 

10.18 The complexity of the relationship between household size and dwelling size is illustrated in 
Figures 10.5 and 10.6. These show the relationship of household size and dwelling size in the 
South East of England.  It is possible to undertake the same analysis using household type 
instead of household size (see Figures 10.7 and 10.8).   

1 Dave King (2005) Room to Move? Household Formation, Tenure and Housing Consumption
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Figure 10.5: Size of Property by Size of Household in South East England 2004

One
Bed

Two Bed Three Bed Four Bed Five Bed Six or 
more beds

One Person 74 36 18 10 5 9
Two Person 24 47 39 39 33 14
Three Person 1 11 17 14 13 6
Four Person 1 6 20 24 26 27
Five Person 0 1 4 8 14 31
Six+ Persons 0 0 2 4 8 13
Total 100% 100% 100% 100% 100% 100%

Source: Survey of English Housing/ODPM 

Figure 10.6: Size of Household by Size of Property in South East England 2004

One
Bed

Two Bed Three 
Bed

Four Bed Five 
Bed

Six or 
more beds

All

One Person 32 31 29 7 1 0 100%
Two Person 7 28 43 18 3 0 100%
Three Person 1 19 56 19 4 1 100%
Four Person 1 9 55 27 7 2 100%
Five Person 0 4 39 35 14 8 100%
Six+ Persons 0 2 38 36 17 7 100%

Source: Survey of English Housing/CLG

10.19 Figure 10.5 shows that while 1 and 2 bed dwellings are lived in almost exclusively by small 
households, significant numbers of larger properties accommodate one or two person 
households.  Thus two person households account for a greater proportion of dwellings with 6 
or more bedrooms (14%) than six person households (13%). Two person households also 
occupy the largest proportion of four bed houses (39%).  

10.20 Figure 10.7 shows 36% of two bedroom dwellings and 19% of three bedroom dwellings are 
occupied by single person households.  Within the South East, Figure 10.8 shows very 
significant proportions of couples without children living in 4/5/6 bed dwellings.2  The 
implications are that it is very hard to translate projections of particular household types into 
forecasts of what the market demand will be for particular types of property.

2 Comparable data is not available at a Local Authority Level although it is possible to cross tabulate the number of 

people in the household with the number of rooms (not bedrooms). 
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Figure 10.7: Size of Property by Type of Household in South East England 2004  

One
Bed

Two 
Bed

Three
Bed

Four
Bed

Five 
Bed

Six + 
beds

All

Couple, no 
dependent children

23 41 43 45 38 21 40

Couple with 
dependent child(ren)

2 11 26 34 42 64 22

Lone parent with 
dependent child(ren)

0 7 6 3 3 0 5

Other multi-person 
household

0 6 6 8 11 7 6

One male 35 14 8 3 1 0 11
One female 39 22 11 8 4 9 16
Total 100% 100% 100% 100% 100% 100% 100%

Source: Survey of English Housing/CLG

Figure 10.8: Household Type by Size of Property in South East England 2004 

One Bed Two 
Bed

Three
Bed

Four
Bed

Five 
Bed

Six + 
beds

All

Couple, no 
dependent children

7 24 46 19 4 1 100%

Couple with 
dependent child(ren)

1 11 51 27 8 3 100%

Lone parent with 
dependent child(ren)

1 32 54 10 3 0 100%

Other multi-person 
household

1 23 43 25 8 1 100%

One male 36 30 29 4 1 0 100%
One female 29 33 28 8 1 1 100%

Source: Survey of English Housing/CLG

10.21 Clearly the relationship between household size, type and property size reflects a complex 
mix of socio-economic variables.  The relatively high proportion of couples without children 
occupying larger properties may reflect the existence of many ‘empty nesters’ – those who 
have had children who have now left the family home, but have not downsized.  Equally it may 
reflect the growing number of dual income households with no children, who have substantial 
purchasing power.   

10.22 Figure 10.9 demonstrates the relationship between household size and dwelling size within 
Brighton and Hove across all tenures of dwellings.  The Census does not record the number 
of bedrooms in a property and so as a guide DTZ work with the following rule of thumb 
regarding the relationship between habitable rooms and the number of bedrooms in a 
property, which is the more generally understood yardstick of dwelling size:

– 1-4 room dwellings equate to a 1-2 bed property - if we assume this includes a kitchen, 
and could include 1 or 2 reception rooms
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– 5-6 room dwellings equate to a 2-3 bed property - if we assume a kitchen and one or two 
reception rooms 

– 7 plus room dwellings equate to 4 bed plus properties. 

Figure 10.9:  Household Size Vs Dwelling Size, Brighton and Hove (All Tenures) 

Number of Bedrooms/ Rooms in the Dwelling 

Household 
Size

1 or two bedrooms (1- 2 or 3 bedrooms (5-6 4 bedrooms or more (7 + 
4 rooms) rooms) rooms)

1 person 56% 24% 15%
2 person 33% 35% 30%
3 person 7% 18% 17%
4 person 3% 16% 22%
5 + person 1% 7% 16%

 100% 100% 100%

Source: Census 2001 

10.24 Although it is difficult to be definitive about the number of bedrooms or rooms a household has 
using this data it is clear that a significant proportion of larger properties (7 rooms + or 4 
bedrooms) are occupied by one or two person households.  In the owner occupied sector it is 
clear that households have more space than households as a whole. 

10.25 This analysis demonstrates the size of homes that households currently occupy and can be 
used to infer the likely demand for different dwellings in the future as the household 
composition changes.  Though it is important to remember that the size of home occupied or 
demanded is dependent on household income and wealth so this assumes that households in 
the future will have access to broadly the same amount of space as households today (which 
may not hold true if affordability continues to decline).

10.26 It is also worth considering evidence of what households within Brighton and Hove intend to 
do when they move home and the size of property they would wish to occupy from the 
Housing Need Survey by DCA in 2005.  The HNS asked households if they were intending to 
move home in the next 3 years and if so, what type and size of home they would be looking 
for.  The results of this analysis are not strictly ‘aspiration’ since households are likely to have 
responded with an idea of the constraints they face but this is not a measurement of demand 
either since it does not tell us what households actually did or indeed whether they could 
really afford the type of house they said they would move to.  

10.27 Nevertheless, the HNS provides a useful distinction between the type of homes likely to be 
required by different households – newly forming households, existing households moving 
home and in-migrant households.  Around 60% of newly forming households intended to 
move into a 1 bedroom property (though the Survey expected new households to account for 
only around 20% of demand), largely reflecting affordability constraints for these households. 
In contrast, around 80% of existing households who intended to move intended to move into a 
property with 2 or more bedrooms, reflecting the fact that many of these households wished to 
trade up.  Amongst in-migrant households around 40% intended to move into a 1 bedroom 
property with 60% intending to move into a property with 2 bedrooms or more.  However, 
there would be significant turnover of 1 and 2 bedroom properties as a result of these
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households moving.  Overall, therefore, DCA concluded that the net demand from households 
moving over the 3 year period 2005-08 would be quite evenly spread in proportions between 
1, 2 and 3 bedroom plus properties.   

10.28 It is not possible to find out whether these households did move into the type of homes they 
intended.  However, DTZ speculate that, given the rapid rise in house prices and decline in 
affordability within Brighton and Hove that continued in this period it is likely that for a 
proportion of these households their choices became more constrained – some may have 
opted to move into a smaller home, decided not to move or even moved out of the City to 
access cheaper (larger) accommodation elsewhere.   

The Nature of the Existing Stock of Dwellings 

10.29 The second factor in considering the mix of dwellings within Brighton and Hove is the stock of 
existing dwellings within each of the authorities.  Dwellings that have already been built will 
house 90% of the population of households in 2026 including the majority of new households. 
New completions will add around 0.5% to the stock of dwellings each year and whilst this is 
significant over long periods of time it is important to consider future housing demand within 
the context of the existing stock.

10.30 Section 6 of this report considered the stock of dwellings within Brighton and Hove in detail.  
Figure 10.10 and 10.11 show the proportion of different sizes (in terms of numbers of rooms) 
and types of dwellings within Brighton and Hove and each of the benchmarks areas.   

Figure 10.10: Size of Housing Stock

1 room 2 rooms 3 to 4 rooms 5 to 6 rooms 7+ rooms

Brighton and Hove 
LA 3% 6% 44% 35% 13%
Wider Coastal Area 2% 5% 40% 40% 14%
East Sussex 1% 3% 31% 42% 23%
West Sussex 1% 2% 29% 45% 23%
South East 1% 2% 27% 45% 25%

Source: Census, 2001

Figure 10.11:  Housing Stock by Type

Detached
Semi-

detached
Terraced

Flat / 
Maisonette / 
Apartment 

Caravan / 
other mobile 
or temporary 

structure

Shared
Dwelling

Brighton and Hove 11% 20% 22% 46% 0% 1%
Wider Coastal Area 17% 24% 21% 37% 0% 1%
East Sussex 33% 25% 19% 22% 0% 0%
West Sussex 31% 27% 22% 19% 1% 0%
South East 29% 28% 23% 18% 1% 0%

Source: Census, 2001
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10.31 The housing stock within Brighton and Hove has a smaller bias when compared to the profile 
of the stock in the South East as a whole.  Figure 10.10 shows that only 13% of homes have 7 
or more rooms (equivalent to around 4 or more bedrooms) and almost half of the stock in 
2001 was flats or apartments.  This is not dissimilar to other major urban areas in the South 
East. The Brighton housing market was relatively self contained in 2001 to the City of Brighton 
and Hove’s boundary. However, it is likely that the housing stock in adjacent areas 
increasingly contributes, in terms of choice, to the Brighton housing market.   

The Type and Size of Recent Completions

10.32 The third factor in considering the mix of dwellings is what is being delivered at present.  What 
would this mean for the overall stock of dwellings if this pattern of completions continued into 
the future? To what extent should Brighton & Hove City Council intervene in order to influence 
a change in the mix of completions?

10.33 Figures 10.12 and 10.13 demonstrate the type and size of completions since 2001 in Brighton 
and Hove.  When compared to the pattern of completions at the regional level (Figure 10.14) it 
is apparent that the trend in Brighton and Hove is broadly in line with the South East: 
increased proportion of flats and smaller dwellings completed in recent years.  However, it 
appears that Brighton and Hove’s completions have been dominated by one and two bedroom 
flats for some time and to a greater extent than the South East as a whole, which is likely to 
reflect the type of sites available within Brighton as well as the broader trend towards flatted 
development, driven by a range of factors.  This data may also over estimate the size of 
completions since non NHBC registered schemes tend to be smaller conversions which are 
dealt with by the Council’s own building control department and not reflected in Figure 10.12.  

Figure 10.12:  Size of Completions, Brighton and Hove, 2001-2006
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Figure 10.13:  Type of Completions, Brighton and Hove, 2001-2006

Figure 10.14: Type of Completions (Market Homes), South East 

Source: CLG & NHBC & DTZ 



Brighton and Hove Housing Market Assessment Page 147

10.34 It is worth considering some of the drivers behind this pattern of development.  To some 
extent the pattern of recent completions is likely to have been driven by declining affordability, 
which means that households (as a whole) can afford less space.  Declining affordability has 
also meant that households have delayed purchasing properties, which, in turn, has created 
additional demand for private rented dwellings and, in turn, facilitated the growth of the private 
rented sector.  This pattern appears to be evident within Brighton and Hove.  The emphasis in 
national planning policies on delivering development within town centres on brownfield and at 
higher densities has supported and reinforced this pattern.

10.35 A further factor that has led to the growing emphasis on provision of flats and smaller units is 
competition for land.  Potential purchasers of land bid up the price of land by assuming ever 
more dense levels of development, with local authorities keen to meet their housing targets, 
deliver more affordable housing and make efficient use of land there is often pressure to 
deliver high density developments on certain sites.  Conversely, however, affordable housing 
policies have led to lower density development on smaller sites than might otherwise have 
been the case so that developers avoid providing affordable housing by building below 
affordable housing thresholds.   

The Drivers in the Development Industry

10.36 It is also useful to understand the type and size of dwellings that developers propose on sites 
and what is driving these decisions.  DTZ understand that this is likely to relate to the 
following:

– The type and size of dwelling they have succeeded in selling in either the local area or in 
other similar locations (and therefore for which there is a known market) 

– The scale of demand or pressure on particular dwellings in the existing stock – through 
discussion with local estate agents (discussions with agents within Brighton and Hove 
confirmed that a significant proportion of demand comes from young in-migrations looking 
for 1 or 2 bed flats or terraces) 

– Related to the above, the return on capital invested i.e. the mix of dwellings that will 
provide a quick sale once completed 

– The sales values per m sq and amount of ‘coverage’ on site (ie, how to maximise the use 
of the space on the site) 

– The value of the land once contributions for affordable housing and other obligations have 
been factored in. 

10.37 The latter two points deserve further explanation.  First, developers are likely to propose a mix 
of dwellings that will provide the most rapid return on the capital they have invested in the 
development.  On large sites (particularly urban extensions and major development areas) 
this is likely to encourage the provision of a broad mix of dwelling type and sizes in order to 
appeal to different segments of the market and maximize sales.  Developers will also be 
attracted to developing products that appeal to investors (e.g. small apartments) as this could 
provide another source of buyers – many of whom are often willing to buy multiple units off 
plan.  Investment demand is likely to have been a factor in the type and size of dwellings 
developed in Brighton and Hove.

10.38 Secondly, decisions about what is delivered in the market sector will relate to the proportion 
and type of affordable housing that is required or negotiated by the City Council.  Affordable 
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housing and other contributions will impact upon the land value and so developers will seek to 
maximise returns from the mix of market dwellings on site.  Sometimes this leads to the need 
to increase the number of market dwellings on site by increasing densities and/or reducing the 
size of the units.  

10.39 It is important to note that in most cases the mix of dwellings proposed by developers will not 
be driven first and foremost by an analysis of population and households in the local area 
(although indirectly the in-migration of younger households and demand for private rented 
dwellings is an underlying driver for demand from investors).  As evidence presented earlier in 
this section demonstrates, focusing on the demographic characteristics of households is 
unhelpful if those households cannot afford to purchase a new home on the open market or, 
conversely, they are able to afford more living space than their household size might indicate. 
Local authorities and developers therefore arrive at the issue of housing mix from very 
different perspectives.   

Occupancy and Overcrowding

10.40 The fifth factor to consider is overcrowding.  Occupancy levels can provide an indication of the 
interaction between households and dwelling sizes and whether the needs and demands of 
households within Brighton and Hove are being met.  Occupancy is measured by the 
bedroom standard where a value of –1 implies that there is one room too few for the 
household that occupies the dwelling and that by this measure the dwelling is overcrowded.  If 
there is evidence of significant overcrowding then this may point to the need for increased 
provision of larger dwellings.  However, it is important to note that it is largely income that 
determines how much space households are able to occupy and therefore provision of larger 
dwellings per se would not necessarily ensure the needs of particular households are met.  

10.41 Section 6 (summarised in Figure 10.15) shows that over 77% of owner occupied dwellings in 
Brighton and Hove are under-occupied i.e. households are occupying more space than 
needed based on the occupancy standard.  In contrast, in the private rented sector, 28% of 
dwellings are over crowded – a figure that is greater than the social rented sector in both 
percentage and absolute terms since the private rented sector within Brighton is large.   

Figure 10.15:  Occupancy Rating by Tenure - Brighton and Hove

2 or more rooms 
than required by 

bedroom standard

1 more room 
than required 
by bedroom 

standard

Number of rooms 
equals bedroom 

standard

-1 or less rooms 
than required by 

bedroom
standard

Owned 33,744 20,476 12,777 3,583
48% 29% 18% 5%

Social Rented 2,003 3,955 7,407 3,427
12% 24% 44% 20%

Private Rented 3,050 5,355 11,194 7,504
11% 20% 41% 28%

Source: Census, 2001

10.42 The Survey of English Housing undertaken at various points since 2001 indicates that, at the 
level of the South East region at least, there has been a slight increase in the overall level of 
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overcrowding in the rented sectors. This is likely to be partly explained by the recent and 
continued in-migration of East European workers to the region.  Anecdotal evidence suggests 
that many are prepared to share intensively in the private rented sector often in order to save 
money.

10.43 The Survey of English Housing also identified a growing level of overcrowding in the social 
rented sector and private rented sector.  A significant proportion of those identified as in 
housing need within Brighton and Hove are households living in overcrowded conditions. 
Figure 10.15 confirms that there is a mismatch in terms of size between dwellings and the 
households that occupy them in the private and social rented sectors in Brighton and Hove.   

The Type and Size of Affordable (Social Rented) Housing

10.44 Whilst PPS3 does not encourage local planning authorities to prescribe the type and size of 
market dwellings to meet the profile of different household types, it does expect them to set 
out the requirements for affordable housing.  This is because there are fundamentally different 
drivers operating in the affordable housing sector.  In the social rented sector the type and 
size of dwellings available to particular households are determined through the allocation 
policies of local authorities3, in contrast to the open market (and intermediate market) where 
household income rather than household size determines the type and size of dwelling that 
households can afford to occupy.   

10.45 In considering the likely requirements of those households in housing need and those likely to 
fall into housing need in the future, it is useful to consider the profile of households who have 
applied for housing through the City Council’s Homemove scheme.  Analysis of housing 
register data can provide useful indicators of the relative pressures on different property types 
and sizes and therefore the broad requirement for different dwellings.   

10.46 However, it is important to note that the preferences expressed by applicants are often 
influenced by local policy and circumstances, in particular: 

– Size criteria set out in local allocations policy which can restrict the size and type of 
property for which households can apply.  For example, it is often the case that single and 
two person households may only apply for bed sit and 1 bedroom flatted accommodation 
while given a ‘free choice’ they may prefer 2 bedroom accommodation 

– Priorities and point systems set out in allocation policies will determine which category of 
applicants are most likely to access the available stock and often applicants will tailor their 
expressed choices to maximise their chances of being re-housed.  For example, a 
household with one child may prefer 3 bedroom property but know that the allocation 
policy prioritises households who would fully occupy the available 3 bed accommodation 
before smaller households would be considered.  Therefore although the allocation policy 
may not overtly restrict applicant choice, it will indirectly impact on household preferences 

– The supply of particular property sizes and types will affect applicants’ choices according 
to their own circumstances and their ability to wait. 

3 Choice Based Lettings Systems mean that the City Council/ RSL themselves do not allocate housing in the same 

way.  Applicants have a choice, which is reflected in their bids for different properties that become available. 

However, in the context of a shortage of affordable housing overall households are only likely to be able to meet their 

basic needs 
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10.47 There are over 10,500 households registered for housing with Brighton & Hove City Council 
(waiting list and transfer tenants) as at December 2007. 

10.48 Each applicant is awarded a particular banding according to their circumstances: 

– Band A applicants have the highest priority since they are either homeless or living in 
temporary accommodation (or are under occupying their property and eligible for the 
Tenant Incentive Scheme) 

– Band B applicants have the 2nd highest priority since they are families who lack 2 or more 
bedrooms, households with high medical priority or households with dependent children 
who are living in insecure accommodation 

– Band C applicants are lower priority than B or C but it is worth noting that these applicants 
are either lacking a bedroom, have some form of medical priority, are living in 
unsatisfactory conditions or need to move for welfare or social reasons.  It is likely 
therefore that Band C applicants, as well as A and B, fall under the CLG’s definition of 
housing need set out in the SHMA guidance 

– Band D applicants have the lowest priority because they do not fall into any of the above 
categories – owner occupiers are included in Band D.  

10.49 Around 8,900 applicants fall into Bands A-C, which is consistent with the very high level of 
housing need identified in the DCA Housing Need Survey (2005).  For illustration, this is 
around 3-4 times the level of current need found in many other authorities in the South East, 
though in common with other as a large cities the legacy of a relatively large stock of 
accommodation (social and private) means that cities have been perceived as having better 
prospects for those in need of more affordable tenures and therefore over long periods of time 
the level of housing need and housing waiting lists can build up.  The scale of housing need 
within Brighton and Hove on an annual basis exceeds total housing requirements proposed in 
the Draft South East Plan.  It is realistic therefore that the City Council will need to continue to 
focus on those in priority housing need, since resources are limited and the scale of new 
development will not meet this level of need.   

Requirement for Size of Properties of Households on Waiting Lists

10.50 Figures 10.16 and 10.17 show the size of dwellings needed by those on Brighton and Hove’s 
waiting and transfer lists.  The majority of households registered need a one bedroom 
property.  When all applicant households in Brighton and Hove are considered the need for 
one bedroom properties accounts for around 62% of households.   

Figure 10.16:  Size of Property Required by Applicant Households, By Band

Band A Band B Band C Band D Total

1-bed 250 1,280 4,040 940 6,510
2-bed 150 440 1,480 560 2,620
3-bed 60 310 650 160 1,170
4-bed plus 30 80 80 30 220
Total 480 2,110 6,240 1,680 10,510

Source: Brighton & Hove City Council (NB excludes applicants where size requirement is unknown)
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Figure 10.17: Size of Property Required by Applicants Households, By Band (%)

Band A Band B Band C Band D Total

1-bed 52% 61% 65% 56% 62%
2-bed 31% 21% 24% 33% 25%
3-bed 12% 15% 10% 10% 11%
4-bed plus 6% 4% 1% 2% 2%
Total 100% 100% 100% 100% 100%

Source: Brighton & Hove City Council

10.51 However, the size requirement of those in need differs from the requirements of applicants as 
a whole.  Amongst households identified as in the highest priority need (in Bands 1 and 2 on 
the waiting list) 41% need 2 bedroom or larger properties – a slightly higher requirement than 
apparent from all households on the waiting list (see Figure 10.18).   

Figure 10.18:  Size of Property Required by Applicants in Housing Need

Highest Priority 
Need (Bands A + B) 

Highest Priority 
Need (Bands A + 

B) (%)

In Housing Need 
(Bands A + B + C)

In Housing Need 
(Bands A + B + C) 

(%)
1 bed 1,530 59% 5,572 63%
2 bed 586 23% 2,065 23%
3 bed 365 14% 1,010 11%
4+ bed 110 4% 203 2%
Total 2,590 100% 8,850 100%

Source: Brighton & Hove City Council; DTZ 

Pattern of Re-lets by Size of Property 

10.52 Although the majority of households in need require one bedroom properties it is important to 
consider the pattern of re-lets within the stock of social rented homes in Brighton and Hove in 
order to assess the prospect of meeting the need for different sized affordable homes.  

10.53 Figure 10.19 sets out the pattern of re-lets for the social rented stock in 2006/07, and shows 
that one bedroom properties (including studios) become available for re-let most frequently 
within Brighton and Hove (accounting for 53% of all lettings).  In contrast, properties with 4 or 
more bedrooms only accounted for 1% of all lettings in 2006/07.  This may mean that there 
are greater pressures on larger social rented properties than implied by the size requirement 
of those on the waiting lists. 

Figure 10.19:  Re-lets by Size, Brighton and Hove, 2006/07

Lettings by Size 2006/07
1 bed or studio 502 53%
2 bed 311 33%
3 bed 119 13%
4 bed plus 13 1%

Source: Brighton & Hove City Council; DTZ



Brighton and Hove Housing Market Assessment Page 152

10.54 It is useful to compare the profile of applicants and the pattern of re-lets to assess the relative 
pressure on different property sizes within Brighton and Hove.  Again, it is useful to focus on 
those applicants in housing need or priority need since the scale of overall housing need is 
unlikely to be addressed under current supply and funding constraints.  Figures 10.20-10.22 
show that in Brighton and Hove the greatest pressure appears to be on four bedroom 
properties when household’s requirements are compared to the profile of lettings.  There are 
around 16 households in need (Figure 10.21) for every 4+ bedroom property available for re-
let.  The pressure is also high on the smallest dwellings with 11 households for every one 
bedroom dwelling; though this is also likely to reflect the entitlement of different households to 
the same sized properties, with the pressure on one bedroom properties coming from couples 
as well as single person households.   

10.55 Interestingly, Figure 10.20 shows that amongst the highest priority applicants, the greatest 
pressure is on the larger (4 bed plus) dwellings with relatively even pressure on one, two and 
three bedroom dwellings (although there is a shortage of all dwelling sizes). 

Figure 10.20:  Ratio of Highest Priority Applicants to Suitably Sized Re-let Property

Bands 1 + 2 Relets Ratio
1 bed 1,530 502 3
2 bed 586 311 2
3 bed 365 119 3
4+ bed 110 13 8

Figure 10.21:  Ratio of Applicants in Bands A, B and C to Suitably Sized Re-let Property

Bands 1 + 2 + 3 Relets Ratio
1 bed 5,572 502 11
2 bed 2,065 311 7
3 bed 1010 119 8
4+ bed 203 13 16

Figure 10.22:  Ratio of All Applicants to Suitably Sized Re-let Property

All applicants Relets Ratio
1 bed 6507 502 13
2 bed 2620 311 8
3 bed 1170 119 10
4+ bed 216 13 17

10.56 Although this analysis must be considered against other factors, including the City Council’s 
lettings strategy, this is useful since it can give an indication of the sizes of properties the 
Council might wish to prioritise through new development.  For example, although relatively 
few 4 bedroom dwellings are required in absolute terms, the analysis suggests that there may 
be a case for prioritising their provision over other dwellings where opportunities are available 
in order to increase the availability of larger properties for re-let amongst those in need.   
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10.57 Similar analysis on the pressure on the social rented stock can be undertaken by location 
within Brighton and Hove.  Figure 10.23 presents a summary of the number of bids by 
applicants by area; the number of lettings by area; and the pressure on social rented stock by 
area (by comparing bids to lettings).  We have added a rank to highlight which locations 
attract the highest number of bids, which locations have the least available supply through re-
lets and which locations have the highest relative pressure when bids are compared to re-lets.   

10.58 Again, whilst this does not present a definitive view on where new affordable housing should 
be provided, since a number of other considerations apply, it can help the City Council to think 
about where resources might best be prioritised.  For example, the Rottingdean Coastal and 
Woodingdean area receives the lowest number of bids from Homemove applicants but also 
has the lowest number of lettings which means that it appears as the area under greatest 
pressure when bids are compared to re-lets.   

Figure 10.23:  Bids, Lettings and Ratio of Bids to Lettings by Area

Area (ward)
Bids Rank by 

Highest 
Number of 

Bids

Lettings Rank by 
lowest 

Number of 
Lettings

Ratio of 
Bids to 
Lettings

Rank by 
Ratio of 
Bids to 
Lettings

East Brighton 10,250 5 162 10 63 10
Queen’s Park 12,050 3 102 6 118 6
Moulsecoomb & 
Bevendean

10,790 4 130 8 83 8

Hollingbury & Stanmer 8,570 8 113 7 76 9
Hangleton & Knoll 8,630 7 65 3 133 3
Hanover & Elm Grove, St. 
Peter's & North Laine

10,410 6 83 4 125 4

Patcham, Preston Park, 
Stanford, Withdean

4,010 9 47 2 85 7

Rottingdean Coastal, 
Woodingdean

3,080 10 20 1 154 1

North Portslade, South 
Portslade

12,530 2 92 5 136 2

Brunswick & Adelaide, 
Central Hove, Goldsmid, 
Regency, Westbourne, 
Wish

16,200 1 131 9 124 5



Brighton and Hove Strategic Housing Market Assessment Page 154

11. Policy Implications

11.1 This section summarises key points from this Strategic Housing Market Assessment and 
draws out implications for policy.  At the outset it is important to emphasise that this SHMA is 
not policy and the City Council will consider the evidence and discussion contained in this 
report alongside other factors in developing future policy approaches. The section is 
structured as follows:

 Requirements of the SHMA process 

 Summary of key points from Sections 1-10 

 Historical and geographical context for future policy 

 Key challenges 

 The shape of future policy 

 The volume of new housing provision 

 Affordable housing 

 Mix of housing and mixed Communities. 

11.2 The requirements of the SHMA and how they have been met are summarised in Figure 11.1.

Figure 11.1:  Core Outputs of the SHMA
Requirement of SHMA Guidance How these are met in this document

Estimates of current dwellings in terms of 
size, type, condition, tenure  

Provided in Section 6 

Analysis of past and current housing market 
trends, including balance between supply and 
demand in different housing sectors and 
price/affordability. Description of key drivers 
underpinning the housing market 

Provided in Sections 3 (conceptual framework), Section 
4 (demographic drivers), Section 5 (economic drivers), 
Section 6 (supply)

Estimate of total future number of 
households, broken down by age and type 
where possible

Provided in Sections 4 and 10.

Estimate of current number of households in 
housing need 

HNA not required for this study.  HNS (2005) reported 
in Section 7.

Estimate of future households that will require 
affordable housing 

HNA not required for this study.  HNS (2005) reported 
in Section 7. Section 7 provides estimate of the scale of 
the intermediate market.  
Section 10 provides evidence on future household 
types and the implications for dwelling requirements.  
Overall housing requirements considered in the Draft 
South East Plan and these are also reviewed in Section 
9.  

Estimate of future households requiring 
market housing 

HNA not required for this study.  HNS (2005) reported 
in Section 7 and Section 10 provides analysis of waiting 
list and re-let data in order to understand the need for 
different dwelling sizes.

Estimate of the size of affordable housing 
required

Provided in Section 8.  Sections 2, 4, 6 and 7 also 
provide evidence on particular households groups. 

Estimate of household groups who have 
particular housing requirements eg families, 
older people, key workers, black and minority 
ethnic groups, disabled people, young 
people, etc.
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11.3 A summary of the evidence presented in previous sections of this report is provided in Figure 
11.2.

Figure 11.2: Summary of Brighton and Hove SHMA Evidence Base

 Around 60% of household moves within Brighton and Hove each year are internal (i.e. 

adjacent Districts, with significant net out-migration to Lewes and Adur.  Brighton receives 
around 4,000 people who move each year (2001-2007) from London1   

 This pattern of net migration into Brighton from London and net out-migration to the 
surrounding Districts in East and West Sussex is also selective:  there is net in migration 
to Brighton of younger households and net out-migration of older households and families 

 There has been significant population growth in the City over the last 10 years, primarily in 
the 15-24 and 25-44 age cohorts 

 Employment growth has outstripped the performance of neighbouring areas over the last 
10 years and the South East as a whole since 1999 but there remained persistent pockets 
of worklessness and income deprivation in 2007 in Brighton and Hove 

 Current household composition in Brighton and Hove includes a significant proportion of 
single person households and future household growth is likely to be driven by growth in 
this household group  though in Brighton and Hove over 40% of one person households 
occupy homes with 2 or more bedrooms 

 Brighton and Hove has a large and diverse private rented sector, accounting for around 
23% of the housing stock in the City and there is evidence of significant overcrowding in 
parts of this sector 

 There is a high proportion (46%) of flats and apartments within the housing stock and 
there has been continued development of apartments in recent years, supported by the 
investment market and underpinned by rental demand, reinforcing this bias 

 Brighton and Hove has comparatively high house prices which, on average, are higher 
than the South East as a whole and have almost tripled over the last 10 years, although 
there are pockets of lower and more affordable prices in the Wider Coastal Area 

 Brighton and Hove has experienced declining affordability over the last 10 years with first 
time buyers currently needing a household income of around £45,000 to enter owner 
occupation  which is beyond the means of the majority of newly forming households 

 There is evidence of significant housing need, including intense pressure on the larger (eg 
4 bed) affordable homes.  The level of need outweighs what can be delivered under 
current housing targets and funding arrangements and suggests the City Council will want 
to prioritise its activities in relation to new affordable housing provision 

 Brighton and Hove has delivered significant levels of new housing in recent years but 
future delivery is less certain in the changing market environment and the City is limited by 
the availability of sites, particularly those more suited to houses rather than flats.

1 NHS Patient Register 2001-2007 suggests this level has remained fairly consistent over the period 
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Historical and Geographical Context for Future Policy

11.4 DTZ typically use three factors as a framework for understanding the drivers of the economy 
in any location and these can be applied to help consider the future for the Brighton housing 
market:

 Strategic accessibility 

 Skills

 Quality of life (including the stock of housing). 

11.5 First, in terms of strategic accessibility, Brighton and Hove has an important relationship with 
London, enabled by fast rail links to Central London and the A23/M25 providing access to 
Outer London Boroughs (see Section 2).  Evidence on travel to work patterns suggests that 

k in the Outer 
London Boroughs, rather than Westminster or the City (although significant numbers do in fact 
work in these Inner Boroughs).  The established relationship between London and Brighton in 
terms of household migration and travel to work has had an important influence on how the 

Brighton and Hove when the population began to grow and the economy started to take off 
and then eventually over take the economic performance of the wider South East. 

11.6 Brighton and Hove also has relatively good strategic accessibility to Crawley/ Gatwick, 
another important centre of employment.  Around 4,000 workers commute to Crawley from 
Brighton (2001).  There are also direct, fast trains from Brighton to Croydon, which is a 
significant centre of office employment.  Around 700 workers commuted from Brighton and 
Hove to Croydon in 2001. 

11.7 Brighton and Hove enjoys a skilled workforce, although there remain stubborn pockets of 
employment deprivation associated with workers without any skills or with low levels of skills. 

which means that it has become a location from which to commute to higher paid jobs within 
London and Crawley.  It has therefore attracted in-migration from higher skilled workers who 
are seeking somewhere attractive to live and prepared to commute long distances to work as 
a trade off.

11.8  due to the presence of two good universities within the City  
the University of Brighton and the University of Sussex.  A proportion of those with degree or 
higher qualifications choose to remain in the City when they graduate.2 The relatively large 
student population compared to other locations means that Brighton also has a flexible pool of 
well educated labour during term time.  Qualitative evidence from consultees during the 
SHMA suggested that students often out compete local workers for lower end service jobs. 

skilled jobs within the City as a life style choice or because they have not yet been able to 
access their career of choice.  

2 The University of Brighton suspects that it has a high retention rate and as such is undertaking research into the 

issue. 
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11.9 A large pool of highly skilled workers generally attracts businesses to locate, even if economic 

economy in recent years and, more recently, the emergence of digital media companies in the 
City.  

11.10 Finally, the attraction of Brighton and Hove as a place to live cannot be ignored.  There are 

the legacy of the elegant Victorian resort but also the concentration of modern services 
including bars, restaurants and a thriving retail offer.  Culturally, Brighton is also clearly 
associated with tolerance to different communities and lifestyles, including the LBGT 
community 
those people who are part of these communities or attracted to the lifestyle may decide to live 
or work in Brighton and Hove.  The same can be said for the growth of the younger population 
of Brighton and Hove.  Once a particular community or age group develops a critical mass 
then local services and the cultural offer responds to meet the needs and aspirations of a 
particular section of the community  which in turn may not appeal to other age groups eg 
older people.  

11.11 The South Downs AONB and the coast is a further significant draw to Brighton and Hove  
though to some extent these factors place the City under considerable constraint, in common 
with other south coast towns.

Key Challenges

11.12 
East as a whole in 1999 in terms of employment and GVA growth rates.  This brings both 
opportunities and challenges for the City Council.  On the one hand, unemployment levels 
have fallen considerably and the number of higher skilled jobs has increased.  On the other 
hand, employment growth and economic success has added pressure through in-migration 
and, through increased wealth, greater demand for housing. Consequently house prices have 
risen and affordability has declined significantly.  Indeed the rate of house price rises in 

having effectively tripled over the last 10 years compared to merely doubling in the South East 
over the same period!).  Thus, although Brighton has delivered higher levels of new homes 
over this period, house price increases suggest that even this level of delivery has not kept 
pace with the pressure of demand.  This is true for the South East as a whole and indeed 
most parts of England over recent years.  However the mismatch between demand and 
supply in Brighton and Hove is even greater.  

11.13 Furthermore, Brighton and Hove is identified as a focus for economic development within the 
Sussex Coast Sub-Region  and seen as key to turning around the fortunes of more 
economically weak areas of the Sussex Coast.  The City is identified in the Regional 
Economic Strategy as a Diamond for Growth, recognising its importance as a hub within the 
Sussex Coast sub-region, and critical to the wider regeneration of the adjacent coastal areas. 
Further economic growth within Brighton is likely to add to the pressure of demand for homes 
 or more living space; though there is also scope to raise economic activity rates amongst 

the existing workforce (and there is a clear desire within the City Council and amongst 
stakeholders to tackle inequalities including in the labour market).  Although Brighton currently 
experiences net out-commuting, which suggests there is a need for some employment 
growth, demand pressures are also driven by rising income and wealth.  The latter being 
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particularly influenced by the year on year net in-migration of London households who often 
have greater levels of housing equity and may still be tied to the London economy and 
earning a London wage.  

11.14 Rapid social change has been occurring within Brighton and Hove as a result of selective in 
and out migration to and from the City.  Younger households have moved in and the number 
of older households has declined, either because they have moved out or not been replaced 
as they die.  Similarly, higher income households have moved in, in large numbers from 
London.  This means that those households who do not need to be in Brighton and Hove have 
moved to adjacent Districts  partly as a result of higher house prices and the ability to secure 
more space elsewhere and also partly because they are attracted to a more suburban or rural 
lifestyle.  There was a high level of concern amongst stakeholders that families were leaving 
the City as a result of these pressures as well as other factors.  A further consequence of this 
pattern of social sorting is that incomes within Brighton and Hove have become increasingly 
polarised.  Whilst a new set of higher income, affluent and younger households has emerged 
there remain a significant proportion of the population who are priced out of the market and 
experience multiple deprivation.  Growth in the student population and, more recently, the 
emergence of greater numbers of migrant workers means that these groups often out 
compete local people for jobs and, to some extent, housing, particularly in neighbourhoods 
close to the University.

The Shape of Future Policy Approaches

11.15 It is beyond the scope of this study to develop a future vision for Brighton and Hove  indeed 
this is the role  and the activities of the Local Strategic 
Partnership.  However, DTZ suggest that Brighton and Hove currently functions as the city 
centre of a wider coastal city and, like most cities, this means that Brighton and Hove has:

 A younger and more mobile population which creates demand for private renting (and 
other services and cultural activities attractive to young people) 

 Fewer families and a well established process of migration out to surrounding suburban/ 

 Fewer older people since many are not attracted to the 
case, are attracted to cheaper areas further along the coast or inland. 

11.16 In turn, adjacent coastal areas and also smaller market towns and villages outside of the 
functional relationship needs to be 

recognised  indeed the role envisaged for Brighton by the Regional Economic Strategy as a 
Diamond for Growth reflects this.  However, discussions with stakeholders revealed a desire 
amongst many to foster more of a balance in the social structure, housing stock and 
ultimately, neighbourhood mix than is being delivered by these market processes which are, 
over time, likely to be further reinforced.

11.17 DTZ consider that the most likely future scenario for Brighton and Hove is that market 
processes continue to reinforce existing trends.  It would be very difficult, if not impossible, to 
reverse patterns of migration, demand, economic growth etc which have characterised 

n terms of future strategy therefore it may 
be better to work with the market, as far as possible, in order to moderate or influence
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outcomes.  First, there is a need to understand the policy areas that housing and planning 
activities can influence.  These include:

 The volume of new housing provision 

 Density, urban design and neighbourhood character 

 Level and tenure of affordable housing 

 Type and size of affordable housing 

 Student accommodation 

 Conversion of existing properties eg, HMOs 

 Neighbourhood management.

11.18 y approaches might be in each of 
these areas it is important to take a step back.  We suggest that policies and interventions in 
these areas are informed by an understanding and strategy towards existing neighbourhoods 
within Brighton and Hove.  

11.19 In setting out what local authorities should do in relation to planning for housing, PPS3 largely 
focuses on new development.  In Brighton and Hove new housing development is only likely 
to represent around 0.5% of the stock in any one year.  Around 90% of the homes that will be 
available to households in Brighton and Hove in 2026 have already been built. Thus, the City 

y approaches need to be formed in relation to existing neighbourhoods, the 

targeted to improve housing outcomes and promote the development of sustainable places to 
live.

11.20 The nature of Brighton and Hove means that it is important to consider how new housing 
provision fits in, contributes to and delivers successful and sustainable communities. There is 
also a need to consider the relationship between the City and the Wider Coastal Area.  

11.21 DTZ suggest that there are three broad policy areas that the City Council might focus on in 
order to achieve more sustainable places to live within the City of Brighton and Hove:

 Neighbourhood character (see Sections 4, 5 and 6 and the Urban Characterisation Study 
for evidence of the issues)

 Housing mix (see Section 4, 6, 7, 8 and 9 for evidence of the issues) 

 Student housing (see Section 9 for evidence of the issues).

11.22 
the different neighbourhoods found within the City and identifies 33 separate character areas 
which differ according to density and urban form as well as tenure and household 
characteristics.  

11.23 We have not undertaken a comprehensive assessment of neighbourhoods within Brighton 
and Hove but suggest that neighbourhood areas might be broadly grouped into three types in 
terms of their social structure and DTZ suggest that the City Council could use such a 
framework to identify areas where different policies may need to apply in terms of new 
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housing development, affordable housing and dwelling mix or as a means of developing policy 
approaches in each of these areas.  Broadly, we suggest that there are:

 Neighbourhoods that are relatively mixed and sustainable and therefore the policy 
approach in these areas might decide to manage the scale of change and try to retain the 
existing character and community (without suggesting that the City Council should attempt 
to preserve neighbourhoods from any change) 

 Neighbourhoods that are not operating as mixed communities because they have been 
affected by rapid social change, which has led to tension. These include student 
dominated areas, areas experiencing high levels of deprivation (eg NDC areas) or areas 
with very high levels of social or private renting and where this is perceived to be impacting 
adversely on outcomes for residents. Policy approaches in these areas might seek to 
encourage development that changes the tenure mix or type of properties available in 
order to influence the social mix within these communities

 Neighbourhoods that are not operating as mixed communities but are affluent and 
exclusive and may not be considered a problem in terms of neighbourhood management. 
Policy approaches in these areas might seek to encourage developments, which have a 
different tenure mix in order to provide more of a balance (and these areas might be able 
to absorb a higher proportion of affordable housing because of the predominance of owner 
occupation and higher land values). 

11.24 This typology is an over simplification but illustrates that different approaches are likely to be 
appropriate in different areas according to neighbourhood character, housing mix and, in 
some areas issues around student housing.  However, this could help to provide a framework 
for development policies which are required by PPS3:

 The volume of new housing development 

 Affordable housing 

 Housing mix (type and size). 

11.25 The rest of this section considers each of these policy issues in turn and the policy 
approaches that could be considered within Brighton and Hove.

The Volume of New Housing Provision

11.26 A fundamental requirement in achieving the level of affordable housing and a different mix of 
development is the delivery of new housing overall.  Figure 11.1 sets out the proposed 
housing numbers for Brighton and Hove in the South East Plan and, following the Panel 
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Figure 11.1: Proposed Housing Requirements (Per Annum) 2006-2026

Draft South East 

Plan Target

Panel Report 

Proposed 

Increase

Draft South East Plan 

and Panel Report 

Target

Brighton and Hove 550 20 570
Sussex Coast Sub-
Region

2,700 270 2,970

Lewes District 220 0 220
Adur Borough 130 50* 180*
Mid Sussex District 705 50 755
Horsham District 620 30 650
South East 28,900 3,100 32,000

*Though the Panel Report makes specific mention of the potential for additional development at 
Shoreham Harbour this is not quantified

11.27 PPS3 and the Draft South East Plan clearly set out the need to maximise new housing 
delivery and indeed, Brighton and Hove has delivered more new homes in recent years than 
required by Structure Plan (or future South East Plan) targets, delivering around 700 new 
homes per annum over the last 5 years.  The question is, therefore, how far can or should the 
City Council continue to deliver new development beyond its existing targets? The answer is 
dependent on how the City Council views the future development of Brighton and Hove in 
terms of its urban form, density and character and indeed how far these might need to change 
in order to deliver economic, social and even environmental objectives. We assume, 
however, in thinking through this issue, that the Draft South East Plan targets are a given and 
there is little flexibility to deliver less than these. How far the City can deliver its housing 
allocation or go further however will be affected by a number of factors which are somewhat 

a The availability of sites either within the City boundaries (which are limited) or development 
opportunities that may arise through the redevelopment of Shoreham Harbour (which 

site lies within Adur).  The development of Shoreham Harbour offers the potential to 
address housing requirements in Adur and Brighton and Hove given its location and scale. 
The latter also implies that there is an opportunity to deliver a mix of types and sizes of 
homes which could therefore contribute to greater choice within the wider market area. 
However, redevelopment of Shoreham Harbour is primarily concerned with regeneration 
and associated job growth and there are significant site specific constraints including flood 
risk and multiple ownership  all of which mean that achieving housing objectives will be 
more challenging.

b The housing market and the extent of the downturn in prices following the crisis in the 
world financial system which emerged in 2007.  There is mounting evidence that we are 
moving into a different economic environment to that which has prevailed over the decade 
to mid 2007.  Initially the housing market slowdown has manifested itself primarily in a 
significant fall in transactions.  In an uncertain economic climate, with tighter credit 
conditions, and prices stabilising or starting to fall from their peak, people decide to stay 
put.  Purchasers (owner occupiers and investors) are proceeding with caution and cost and
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availability of finance is a factor in this, though residential property will be supported to 
some extent by a more buoyant rental market in the short term, as people delay 
purchasing because of the tougher credit environment and economic and house price 
uncertainty.  Nevertheless, in the short term when demand from purchasers has fallen, it is 
likely to mean that delivery of some planned developments is delayed or halted.

11.28 Notwithstanding these challenges, DTZ suggest that, in line with the Urban Characterisation 
Draft Core Strategy, different 

approaches to the volume of new housing provision are taken in different parts of the City. 
There are some areas for example that are suited to higher density and where services and 
transport infrastructure could support intensification.  In these areas the City Council may take 
the opportunity to maximise housing provision and may be relatively more liberal about 
densities and urban form.  There are other neighbourhoods where intensification, high density 
and tall buildings might not be appropriate and where it might be appropriate to develop 
appropriate density policies in order to prevent areas from undergoing rapid change which 
could damage sustainability.  PPS3 sets out that the density of existing development should 
not dictate that of new housing by stifling change - indeed it is also important to note that in 
the debate about neighbourhood character that future residents or indeed future generations 
cannot add their voice to the debate.  But local authorities may wish to set a range of densities 
across their plan areas to reflect different circumstances or opportunities. 

11.29 PPS3 emphasises that land supply is important to securing delivery and, DTZ would argue, in 
giving authorities leverage over the nature of development by: 

 Sufficient land supply would provide authorities with greater leverage over the timing and 
nature of development by ensuring that they are not dependent on one site or any one 
developer to deliver their housing targets or mix of housing and target levels of affordable 
housing 

 It would provide flexibility for the market to switch to building something else if demand 
changes by bringing forward development in a different location on a different type of site  
it is highly likely that the market will change during the plan period (as it has not done so 
already) 

 It would provide scope to ensure that the sites allocated are capable of delivering 
affordable housing i.e. there are enough sites of sufficient size and less reliance on 
negotiations on very small sites to deliver affordable housing (given the difficulties 
associated with this as discussed earlier in the section). 

11.30 However, Brighton and Hove has obvious development constraints. The sea on one side of 
the town means that the City has effectively half the sites/ development opportunities as other 
comparable sized towns; while the South Downs surrounding the City boundaries constrains 

effectively reliant on a small number of large developments in urban areas and a significant 
contribution from windfall and infill within existing residential areas.  History suggests that 
despite the lack of opportunity to allocate sites, development opportunities are unlikely to dry 
up since urban areas are dynamic and new developments can occur through change of use or 
intensification (and increasing building heights).  However, this inevitably involves the loss of 
other activities and change in the character of neighbourhoods  which is not without its risks 
and concerns were raised by stakeholders over the impact of new development on existing 
neighbourhoods.  Ultimately, future decisions about development in terms of the location and 
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nature are tied into broader questions about the kind of place Brighton and Hove wishes to 
become.  

11.31 Given the benefits outlined above in allocating or identifying a sufficient supply of land for the 
plan period and a mix of different sites there would be advantages to working across authority 
boundaries to identify sites.  However, there are limited (if any) incentives for authorities to 
work jointly on land allocation even though the mechanisms exists eg ability to prepare joint 
development plan documents.  

Affordable Housing

11.32 The Brighton and Hove Housing Needs Survey (2005) demonstrated that there is case for 
maximising the delivery of affordable housing within Brighton and Hove.  In Brighton and Hove 
the level of affordable housing needed each year in order to address the backlog and meet 
need that is likely to arise over the next five years is far in excess of what is likely to be 
delivered by way of new affordable housing and what has been delivered in recent years - the 
HNS identified a shortfall of around 1,200 affordable homes per annum.

11.33 It is important to note that the high level of need in Brighton and Hove in part reflects the 
relatively large affordable housing stock within the City which includes both social rented 
accommodation and private rented accommodation access with Housing Benefit.  Although 
the size of the social rented stock may be smaller than in other cities of comparable size it is 
larger than that found in adjacent districts on the Sussex coast and therefore Brighton plays a 
significant role in meeting wider housing need.  Households on low incomes and in housing 
need tend to gravitate cities over time because of the availability of cheaper housing in the 
private rented sector and the greater perceived likelihood that they will be housed in social 
rented accommodation. 

11.34 This raises a fundamental question about whether Brighton and Hove is comfortable to play 
this role within the Wider Coastal Area and, if so, to ensure that it secures appropriate 
resources to address the needs of the wider area.  In practice it would be very difficult to 
reverse this process, particularly given the scale of the private rented sector, which 
accommodates a significant proportion of households on Housing Benefit.  However, there 
may be benefits associated with rebalancing the provision of affordable rented 
accommodation by prioritising other forms of affordable housing in the City and working with 
adjacent authorities to secure more affordable rented accommodation outside of the City. 
However, again, there may be limited incentives to local authorities to pursue joint 
approaches.

11.35 This raises two questions:

 How far can or should Brighton and Hove maximise the provision of affordable housing 
through new development? 

 How can the City Council and RSL partners make the best use of affordable housing as a 
scarce resource (in terms of both the use of the existing stock and new supply)? 

11.36 How far the City (and adjacent authorities) can secure new affordable housing through new 
development will vary according to the following factors, which are likely to vary within the City 
and across the Wider Coastal Area:
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 Deve
assessment of viability on notional sites within Brighton and Hove suggests that 
development economics are relatively robust and generally support 40% affordable 
housing though viability becomes marginal at higher quotas 

 The level of housing growth proposed:  There is relatively significant housing growth 
planned for Brighton and Hove.  This means that the City has considerable leverage over 
new development, particularly whilst demand and prices are as robust as they have been 
in recent years and presents a significant opportunity to secure additional affordable 
housing and to influence the nature of a significant proportion of the future housing stock. 
In contrast, the level of housing development proposed in some adjacent areas places a 
limit on the absolute amount of affordable housing that can be secured  

 Availability of grant:  Investment in affordable housing is increasing but there is an 
expectation that resources will have to be stretched further in the future.  Housing 
Corporation grant will only be available where affordable housing provided is additional to 
what could have been secured without grant.  There is therefore uncertainty for the City as 
to the availability of grant so the starting point for the authorities and local developers is 
likely to be the assumption that grant is not available.  

11.37 DTZ would suggest that given the scale of housing need within Brighton and Hove and the 
lack of affordability within the City there is a need to maximise affordable housing provision 
through new development.  However, there needs to be consideration as to the tenure of 
affordable housing secured.  The tenure pattern and nature of the existing housing stock 
varies within Brighton and Hove and between adjacent authority areas.  How far the City 
Council should seek new affordable housing of a particular tenure is dependent again on 

neighbourhoods.  Given the level of need in relation to the amount of affordable housing that 
is available and is likely to be delivered in the future, the City Council is likely to want to 
prioritise in terms of the type of affordable housing secured.  

11.38 On the whole this may mean securing social rented accommodation first since the vast 
majority of households who have been identified as in housing need require social rented 
accommodation because they are unable to meet their own needs within the market. 
However, given the existing concentration of social renting within the City, compared to 
adjacent areas and the very high levels of private renting (and households in the private 
rented sector on housing benefit) Brighton and Hove may wish to debate the balance of 
affordable rented accommodation against other tenures such as shared ownership in different 
parts of the City.

11.39 For example, on developments in neighbourhoods where there are existing concentrations of 
renting (social or private) it may make sense to limit the amount of new social rented 
accommodation secured in the interests of diversifying tenure.  Conversely, in some areas it is 
likely to be appropriate to increase the stock of social rented accommodation, where the stock 
has been depleted through Right to Buy or where concentrations of owner occupation are 
high.  

11.40 The balance between social rented and intermediate housing within the affordable housing 
 

between social rented and intermediate tenures can also provide flexibility in negotiations with 
developers to address viability issues.  Policies included in new local development documents
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are likely to be set for at least the next 5 years. It is highly likely that in this period there will be 
some volatility in the housing market.  It is important, therefore, that policies on affordable 
housing have the flexibility to cope with changing development economics and that they do 
not just reflect what is achievable in a robust market.

Intermediate Affordable Housing

11.41 Section 7 demonstrates that there is a significant potential market for intermediate housing in 
Brighton and Hove based on the incomes of households in each of the authority areas and 
there was significant support from stakeholders for schemes that might help low income 
families and key workers (stakeholders described people in key public and private sector 
jobs).  It is important to remember that those households that may be able to access 
intermediate housing will have considerably more choice than those requiring social rented 
housing.  For example they may be able to access suitable accommodation in the private 
rented sector without the need for housing benefit, although stakeholders raised the issue of 
turnover of households within communities because some households were unable to buy. 
Moreover, although these households may be able to access intermediate housing products 
this does not mean that they will.  Some may prefer to delay buying a house with the 
expectation that they will be able to buy in the open market in the future.  Others may prefer 
the flexibility offered by renting privately.

11.42 However, there are a number of advantages to developing policies on intermediate affordable 
housing.  Flexibility in how the achievement of the affordable housing quota can be met will be 

aspirations and the desire to build mixed income communities.  Key considerations are as 
follows: 

 In recent years there has been growing recognition of the undesirability of creating large 
concentrations of social rented dwellings, and the desirability of creating mixed income 
communities at the neighbourhood level.  On larger developments or developments in 
areas which already have a high level of social rented housing it may be deemed desirable 
in terms of building balanced communities to encourage an element of shared ownership 
or other forms of intermediate housing 

 Home ownership is the tenure of choice of virtually all households in England regardless of 
tenure.  Government policy has reflected this in the past through encouragement of the 
Right to Buy, and the current government has developed new intermediate housing 
products such 
intermediate housing could also go some way to meeting the needs of some households 
on local authority waiting lists.  It therefore makes sense in terms of an overall housing 
strategy to plan for a certain level of intermediate housing provision 

 Funds may be allocated for low cost home ownership through separate processes to those 
allocated for social rented housing  although the draft RHS prioritises funding for social 
rented accommodation there is an additional pot for intermediate housing.  Policies that 
acknowledge the scope for intermediate housing keep open the possibility of drawing in 
additional resources for affordable housing that would not be otherwise available and also 
provides flexibility in negotiation with developers 

 Lastly, recognition needs to be given to the introduction by a number of house builders of 
new products targeted at first time buyers, at prices below those of typical entry level 
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homes.  Typically these are very small units that make efficient use of space by clever 
design.  These products include both flats and houses, many of them developed as part of 
the design competition for a £60,000 home run by English Partnerships.  The market 
demand for such products needs to be fully tested, but it is possible that such products 
may be more attractive than shared ownership or other intermediate housing products to 
first time buyers.  However, such products, if offered for open market sale, would not meet 
the definition of affordable housing as set out in PPS3.  

11.43 All of the above indicates that the provision of shared ownership and other intermediate 

to say how significant an element it should play since the affordability of intermediate products 
varies with market conditions and interest rates; funding opportunities come and go; and there 
remains a generally poor understanding of intermediate housing products among consumers 
 which is not helped by the variety of initiatives and different products launched, each with 

different eligibility criteria and characteristics. Furthermore, given the intermediate sector is a 
relatively new segment of the market there is uncertainty about how purchasers and providers 
of intermediate products will be affected by the housing market downturn.  

11.44 DTZ suggest, therefore, that intermediate housing continues to make up the balance of 
affordable housing provision depending on the level of social rented accommodation secured. 
The proportion of intermediate housing might be higher on developments that deliver less 
social rented accommodation for reasons of site viability or neighbourhood characteristics.  

Affordable Housing Thresholds

11.45 The viability assessment completed by Adams Integra for Brighton and Hove outlines that 
securing the quota of affordable housing set out by the City Council has by and large been 
achieved, but the key constraint in the delivery of additional affordable housing is that 
approximately half of all residential development has fallen below affordable housing 
thresholds and has not provided affordable housing.  This means that, overall; the proportion 
of affordable housing secured through new development may not have been optimal.

11.46 The main advantage of affordable housing thresholds for local authorities is that it focuses 
limited resources  it would be costly to process and negotiate on every small development 
and to some extent the administrative costs of this might outweigh the benefits of any 
contributions secured through small sites.  It is also sometimes assumed that small scale 
developments may be less likely to be able to support the delivery of affordable housing 
because there are limited opportunities to secure economies of scale.  Although on the other 
hand, small sites may not be burdened by the requirement to support strategic infrastructure 
requirements and very small developments are typically delivered by small developers who 
may not have significant overheads to cover.  However, as for the City Council, the costs to 
the developer of getting involved in negotiations over affordable housing on small sites may 
be too costly for a small development.  This may mean that the effort involved in securing 
affordable housing from small sites is likely to be disproportionate to their size.

11.47 
significant proportion of development within Brighton and Hove is delivered through small 
scale developments  partly because of the nature of sites available in the City boundaries but 
also so that developments avoid affordable housing contributions.  This is clearly undesirable 
for both affordable housing delivery and housing delivery overall. 
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11.48 Ideally, the City Council could adopt a principle of securing affordable housing on all sites, 
regardless of the size of the development.  However, how far the City Council is able to 
remove affordable housing thresholds depends on whether the benefits to them (and to the 
delivery of affordable housing) of being involved in negotiations on small sites outweighs the 
cost.   

11.49 There are a number of alternative options to the full scale removal of thresholds, which could 
ne means of achieving this would be to develop a 

sliding scale of affordable housing quotas according to site size  as supported by Adams 
Integra  where up to 20% affordable housing is secured from sites of 2-4 dwellings, 30% 
from sites of 5-9 dwellings and 40% from sites of 10 or more.  This would have the benefit of 
reducing the threshold effect.  Although viability on small sites is not always less robust which 
means that some opportunities to secure affordable housing may be missed and such an 
approach may still entail negotiations between the authorities and developers.  An alternative 
option would be to employ a threshold but to set a standard charge as a contribution to 
affordable housing on sites that fall below the threshold.  This would have the benefit to the 
City Council and developer of avoiding negotiations on smaller sites (although both parties 
would still entail costs if the development is deemed unable to meet the charge and 
negotiations were required).  Alternatively, if the charge was non-negotiable this would mean 
that some developments would not come forward.  The City Council would need to judge 
whether this was an acceptable cost against the benefit of reducing the resources tied up in 
negotiations on small sites.

11.50 Finally, given the City Council type and size of sites that they allocate 
or identify for development and that windfall sites make up a large proportion of development 
opportunities, affordable housing policies will need to continue to be applied to all sites; 
though on windfall sites a criteria based approach may be more appropriate given that the 
nature of these sites is not known in advance.

Location of Affordable Housing

11.51 A further consideration in the provision of new affordable housing through new development is 
location.

11.52 In an ideal world, it would be possible to meet housing need and demand where it arises.  A 
situation where households had free choice on where they wanted to live ought to deliver 
better social outcomes for them and their communities.  But in the context of a shortfall of 
housing (market and affordable), constrained supply as a result of limited resources and 
environmental and infrastructure limitations, the location of new development is always likely 
to be a compromise.  This is part of the justification for thinking in terms of housing market 
areas rather than administrative boundaries. Housing market areas broadly represent the area 
that households are prepared to move within to access housing. By implication, housing 
provided within a market area should serve the demands and needs of households within that 
area.  

11.53 The Brighton and Hove housing register provides some indication of the preferences that 
applicant households have in terms of where they want to live (see Section 9).  There is 
housing need evident in all areas of the City as indicated by the preferences expressed by 
applicant households.  However, the highest preferences are for the areas with relatively 
significant concentrations of social renting and the highest numbers of re-lets (eg Brunswick & 
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Adelaide, Central Hove, Goldsmid, Regency, Westbourne, Wish, Moulsecoomb and 
Bevendean)
applications can be misleading because they are l
of the likelihood of being housed which in turn reflects the availability of re-lets and stock of 
existing social rented accommodation.  Hence the apparent lower level of preference for 
Rottingdean Coastal and Woodingdean reflects the limited availability of affordable housing 
for re-let in these areas. 

11.54 However, since almost all new affordable housing is provided through the development of new 
market housing in practice, where new affordable housing is provided is likely to be affected 
by a wider set of considerations including the availability and sustainability of sites and 
whether affordable housing can be delivered viably.  

Maximise Resources from Existing and Future Affordable Housing Stock

11.55 Given the scale of need for social rented accommodation identified in the Housing Need 
Survey, even under a higher house building scenario with more investment in affordable 
housing, the level of need is unlikely to be addressed.  In any one year more households will 
be housed or re-housed within the existing stock of social rented homes within Brighton and 
Hove than are allocated new social rented homes.  

11.56 It is worth asking the question therefore - can households in social rented homes be 
encouraged and supported to move out of social renting in the longer term and in a 
sustainable way to increase the availability of social rented housing through re-lets?  There 
are a number of ways that this objective might be achieved and Brighton and Hove has a 
number of existing approaches in place that have achieved some success.

11.57 The gap between RSL rents and private sector rents is significant (weekly rents in the private 
rented sector are practically double the weekly rents of RSL) and this is likely to discourage 
households who have a social rented tenancy from giving it up even when they might be able 
to afford market housing.  Some have proposed that social rents might be means tested so 
that if circumstances change and income and earnings increases, the household would be 
expected to pay more, up to the full market value of the rent  which would also put them in a 
good position to assess and make proper choices about alternative options in the open 
market.  Tenancies could also be reviewed on a regular basis so that if the circumstances of 
households change and they are able to afford to access housing in the market they would be 
expected to find alternative accommodation and free up the home for a household in higher 
priority need. 

11.58 Realistically, this is not within the power of the City Council since existing tenants have rights 
to the properties that they occupy and this also raises issues around the nature of the social 
rented sector and whether its role is to prioritise meeting the requirements of those in greatest 
need or whether it should house a more diverse range of households.  However, some 
consideration of a policy on mobility between tenures could be considered and it may be an 
approach that could be gradually implemented as new tenancies are awarded, though it would 
take time for this to have an impact on the level of re-lets.  It would require the City Council 
(and RSLs) to get a better understanding of the incomes of those in social rented 
accommodation and on waiting lists and the alternative options that they could realistically 
access. 
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11.59 The City Council might be able to do more in the shorter term through the targeted provision 
of specific types of new affordable homes to encourage certain households to move in to 
better suited accommodation, and free up a social rented property for another household in 
need.  Indeed, the City Council has a Transfer Incentive Scheme that was successful in 
moving around 40 households in 2007, largely to smaller properties and therefore releasing 
larger properties to house other households in need.  This is a relatively significant level 
compared to other authorities that DTZ has worked with and suggests that the Council has a 
successful scheme which might offer further scope to address housing need in the future.  

11.60 Many of those that under-occupy social rented housing in Brighton and Hove are elderly 
tenants, who are both reluctant to leave their home of many years, and are concerned about 
the stress involved in moving.  Experience suggests that the Council would need to offer a 
very attractive product  say a new two bedroom flat in a good location and help with moving 
and associated expenses  if it is to be successful in persuading people to leave their home of 
many years. Discussions with stakeholders suggested there was more scope for this within 
the City because they perceived a lack of affordable sheltered housing or products specifically 
suited to older people.  

11.61 There is likely to be some scope for some social rented tenants and some of those on waiting 
lists (though unlikely to be in priority need) to access intermediate housing options.  There is 
limited information available on the incomes of those households living in social rented 
accommodation within the City to properly assess the extent to which households might be 
able to access intermediate options.  The HNS suggests that there are around 150 
households per annum who express an interest in intermediate options and could afford 
around a 70% equity share.  DTZ suggest that the City Council continue to work with the Zone 
Agent to monitor the type of households interested in intermediate options, their incomes and 

The take up or suitability of 
different intermediate products is likely to change over time. Targeting suitable intermediate 
options towards those in social rented accommodation and/or on waiting lists and able to 
afford to pay more than a social rent would be an efficient use of affordable housing resources 
and would promote greater mobility between tenures.

Size of Affordable Housing

11.62 The size of new affordable homes secured through new development needs to be based on 
an understanding of housing need and affordable housing strategy that goes beyond a simple 
assessment of the size requirements of households on local authority housing waiting and 
transfer lists.  There are a number of pieces of evidence that need to inform affordable 
housing size requirements.

11.63 Given the range of factors that need to be considered it would be beneficial to have flexibility 
to inform the appropriate mix on sites or at a particular point in time.  For example, a broad 
preference on mix within planning policy could be linked to aspirations in the Local Housing 
Strategy or regular monitoring included in Annual Monitoring Reports  both of which can be 
updated more regularly than LDF documents.  The reasoning behind this is set out below.

 Housing lists suggest the main need is for small dwellings. But this reflects all those 
applying, not those who are likely to be housed.  The apparent bias towards smaller 
dwellings also reflects allocation policies  the rationing of affordable housing resources 
means couples are only entitled to one bedroom and families are entitled to much less
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space than they would have available in the owner occupied sector (with young children 
often required to share bedrooms and significant numbers of families living in flats)3 4 

 Consideration of those in need (rather than all applicants on the housing lists) suggests a 
proportion require larger properties, often because they are young families with children 
and/or are not considered suitable for flats because of the lack of a garden or play space 
for children  so there is a need to drill down to the profile of households who are likely to 
be housed in the future

 Smaller properties become available for re-let most frequently.  In part this reflects the fact 
that the smallest properties are inflexible to changing household circumstances and so as 
single people form couples or have children there is a need to move.  Larger properties are 
available less 

more likely to have been sold through Right to Buy 

 The pressure on different sized dwellings in the social rented stock judged by the ratio of 
applicant households to available properties varies and there is significant pressure on 
larger (4 bed) dwellings.  There is therefore a case for securing a mix of different sizes of 
affordable homes but also attaching a level of priority to the delivery of different sizes at 
different points in time e.g. need mainly 1/2 bedroom properties but have a short term 
priority for a number of 3/4 bedroom properties 

 There is also a case for avoiding over delivery of 1 bedroom properties (even though the 
numbers on the housing list suggest there is a large need for these).  These are the least 
flexible dwellings (reflected in the high turnover of smaller properties).  In many cases the 
additional cost of an extra bedroom is marginal so, for example, delivering 2 bedroom 
rather than 1 bedroom flats need not necessarily impact on the numbers of affordable 
homes delivered.  Furthermore, at the regional level the private sector is building very few 
1 bedroom dwellings for the market sector, apart from in the most pressurised areas in 
terms of affordability (Brighton and Hove has experienced this as well as London 
however).  Building in extra space in the social rented stock would have benefits in terms 
of limiting further polarisation developing between sectors.5  If this can be achieved at 
limited additional cost it could have additional benefits in terms of the flexibility of the stock 
and stability of communities  

 Where possible, it would also make sense to secure the type and size of new affordable 
homes that best fit in to a wider lettings strategy.  Some authorities have been able to 
create a chain of lettings and house a number of households through the targeted 
provision of certain types of dwellings e.g. by delivering one large home authorities may be 
able to house a number of smaller households or by providing attractive alternatives for 
older people authorities may be able to re-let a number of larger properties to families in 
priority need 

 Finally, the size and type of affordable housing delivered also needs to take account of 
neighbourhood character eg in terms of design and density considerations.  

3 As evidenced by the applicants on the waiting list 
4 It is also worth considering that if allocation policies entitled households to similar amounts of space as owner 

occupiers, the main requirement would be for 2 and 3 bedroom properties 
5  Assembly and SEEDA (2007) on Housing Type and Size in the 

South East 



Brighton and Hove Strategic Housing Market Assessment Page 171

11.64  in paragraph 11.63. 
This policy could continue to set out a broad preference for different sizes of affordable homes 
but could also set out a series of criteria, which could be considered to inform the mix of 
affordable dwellings, and this might change over time or could be developed with greater 
specificity in relation to particular sites eg in Area Action Plans or Site Briefs.  

11.65 Analysis in Section 9 indicates the need for a range of different sized homes given the size of 
dwellings required by households in need and the pattern of re-lets across Brighton and Hove. 
There is significant pressure on 1 bedroom properties but this must be viewed in the context 
of a shortage of affordable housing overall and allocation policies, which limit households to 
accessing the minimum amount of space to which they are entitled. Therefore there are a 
large number of households who are only entitled to 1 bedroom and effectively competing for 
the same properties. 

11.66 However, there is also pressure on larger homes.  It is beyond the scope of this study but the 
authorities may wish to consider how targeted provision of certain sizes or types of affordable 
dwellings could help to create a chain of lettings and thus maximise the number of households 
re-housed through the provision of new affordable dwellings.  There also may be a case for 
reviewing the allocations policy to consider whether it makes sense as part of a wider lettings 
strategy to allow some households to access 2 bed properties instead (though DTZ recognise 
that in the context of a shortage of affordable housing it may be difficult in practice to make 
the case for this).

11.67 In summary, the size of affordable housing sought should be informed by a range of 
considerations and part of a strategy to make the best use of scarce affordable housing 
resources. There may also be alternative options available to increase the supply of larger 
properties if this is deemed desirable across Brighton and Hove or in particular areas.

11.68 If building larger affordable homes is to be done on any scale, within existing Housing 
Corporation resources, it is likely to mean that the total output of affordable housing will fall, 
assuming the same quotas and thresholds, since larger dwellings are more expensive to build 
than small dwellings, and therefore require a higher level of subsidy.

11.69 Notwithstanding the scope to encourage better utilisation of the existing stock of social 
housing to address the issue of both under-occupation and overcrowding there may well be 
perceived to be a need to increase the output of larger affordable homes through new 
development within the City.  This would need to be reflected in policy and practice:

 The City Council could articulate the need for larger dwellings in their local housing 
strategy and communicate this to the Planning department (evidenced by the size of 
dwellings required by those in priority need and the pattern of re-lets) 

 This strategy would also need to be articulated to RSLs and to the Housing Corporation, so 
that all parties are clear about the size and type of affordable homes that the authority 
needs to meet its housing objectives 

 There may be a need for flexibility in negotiating Section 106 agreements if the City 
Council wish to secure larger houses rather than lots of flats.  Larger homes will be more 
expensive for a developer to provide (depending on the scale of Housing Corporation 
grant), and the authority may therefore need to compromise on other aspects, including in 
some cases the overall quota of social rented housing 
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 However, even with such flexibility, the City Council may find it very difficult to secure 
provision of larger houses for social rent, if the types of sites coming forward for 
development are predominantly suited to flats. The scope for taking commuted payments 
to secure off site provision or to buy existing homes has been limited to date given limited 
land availability and the cost of housing in the City.  It is possible that this situation might 
change in the housing market downturn if values were to fall to the extent that the RSLs 
could compete for land or property in the open market; so it might be worth reviewing 
policy options over time 

 For Brighton and Hove, which is operating in very constrained circumstances, some use 
might be made of out of Borough development or cross-border allocation policies, working 
with neighbouring authorities to secure larger properties.  Again, the incentives for 
securing joint working are limited although the development opportunity at Shoreham 
Harbour could provide the potential to deliver a different mix of affordable homes (subject 
to other constraints).

Mix of Housing and Mixed Communities

11.70 One of the key policies in the new PPS3 is concerned with achieving a mix of housing to 
support mixed communities.  However, local authorities have limited policy levers available to 
them in order to influence the delivery of mixed communities (assuming such a community 
could be defined).  In the case of Brighton and Hove, the City Council is unlikely to be creating 
new communities through new development. The City is already urbanised so considerations 
about mixed communities are likely to be about how well existing communities are working 
and the type of development that would contribute to keeping them sustainable or making 
them more sustainable places to live.  

11.71 s interventions in this area of policy need to follow from a vision of what 
mixed and sustainable communities mean within Brighton and Hove.  DTZ take the view that it 
is clearly important to avoid creating concentrations of disadvantage.  It is also desirable to 
avoid neighbourhoods where everyone is of the same income and socio-economic group, 
though in practice this is what many homeowners would prefer and is characteristic of many 
neighbourhoods.  It is also important to recognise that neighbourhoods have different 
characteristics and that this is important to providing a variety of choice in the housing market. 
Such variety should be valued as part of creating diverse and liveable places and widening 
housing choice is also an explicit objective within PPS3. 

11.72 Housing and planning policy can influence the mix of different income households.  Planning 
levers can influence the mix of different income households on a site by seeking a certain 
proportion of affordable housing and, to some extent, by influencing the overall size and type 
of housing provided on site.  Local authorities can also control the type of households that rent 
from a social landlord and live in new housing through their allocation policies (though 
perhaps less so with a Choice Based Lettings scheme) and through the type of intermediate 
housing provided.  

11.73 However, mixed incomes are only a proxy for a mixed community.  This view is supported by 
recent research by English Partnerships, the Joseph Rowntree Foundation and Housing 
Corporation, which suggests that the real meaning of a mixed community is one where people 
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of different incomes, ages, ethnicities etc interact with one another.6  This can only really be 
achieved if different people live side by side and are able to interact through shared facilities 
or services.  There 
disadvantage as well as encouraging mixing and integration for its own sake.  

11.74 Delivering genuinely mixed communities (beyond mixed incomes) would require coordinated 
intervention using a wider set of policy levers beyond the type and size of dwellings provided. 
These include delivering a range of employment opportunities and delivering public services 
and community infrastructure that appeal to and meet the needs of a range of different 
households.  One issue that was raised through the stakeholder consultation was the need to 
provide space or activities for children (as a means of making the City more attractive to 
family households).  Some stakeholders suggested that this might be achieved by opening up 
access to existing facilities and employing community development workers to organise 
activities (or providing support for volunteers to do the same).  There are a range of 
interventions that the City Council and partners could make therefore that are outside the 
scope of housing and planning activities though, together with housing and planning policies, 
could help to address the issues identified.  

11.75 Section 9 draws together a range of evidence to consider the mix of households and dwellings 
within the housing market.  The evidence demonstrates that:

 Brighton and Hove has a significant proportion of younger, smaller households and growth 
in one person households is expected. But this does not necessarily imply the need for 
the majority of market dwellings to be small units.  The demand for market homes reflects 
a complex set of factors relating to household income and life stage rather than simply 
household size and evidence suggests new 
who often want more space  

 There is a process of selective migration to and from Brighton with family households 
moving out of the City into adjacent Districts (in common with most cities) but the pattern is 
more acute in some neighbourhoods which have become associated with shared student 

-on 
impacts to local services 

 There is a high proportion of smaller dwellings within Brighton and Hove when compared 
to the South East as a whole  46% of the dwelling stock is flats 

 There are parts of the City that are dominated by particular housing tenures eg social 
renting, private renting and shared student housing and are not considered to be 
sustainable places because of neighbourhood management issues 

 Recent completions have included a large proportion of flats and over a relatively long time 
period compared to the South East.  These have been concentrated in the urban core 
although flatted development has also been delivered in the more suburban areas  
neighbourhoods that are unused to higher density development 

 Consultation with developers and some local agents suggest that a significant proportion, if 
not the majority, of flats are rented out to private tenants.  Although the development of the 
private rented sector is generally regarded as positive in providing flexibility and choice,

6 Joseph Rowntree Foundation, English Partnerships & Housing Corporation (2006) In the Mix: A Review of Mixed 

Income, Mixed Tenure and Mixed Communities
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this has implications for the turnover of residents within these new developments since 
turnover within the private rented sector can be higher than in other tenures 

 Furthermore, continued provision of flats would have implications for the stock over time 
and may place pressures on adjacent authority areas, which have higher proportions of 
larger dwellings 

 There are also relatively high levels of overcrowding in the social and private rented 
sectors within Brighton and Hove  though it needs to be recognised that in some cases 
this is a problem of housing affordability rather than a result of a mismatch between 
dwellings and households in terms of size

 There is evidence of pressure on all sizes of affordable dwellings in the City, including on 
the larger dwellings, partly because of lower turnover of larger homes  

 Data on the type and size of completions by RSLs in the South East since 2001 
demonstrate that the vast majority of new dwellings developed are flats and around 70-
80% are two bedrooms or less and this pattern has been replicated in Brighton and Hove. 
Thus the pattern of new completions is likely to limit what the authorities can do about the 
pressure on larger dwellings within the social rented stock. 

11.76 Understanding the facts is one thing but the question is what can or should be done about 

this translates into sustainable neighbourhoods.  However, even with a vision for mixed and 
sustainable communities, determining the appropriate mix of homes in the future is a highly 
imprecise science (see Section 9 for further discussion).  We would suggest that it is therefore 
only possible (and appropriate) for the City Council to address serious imbalances in the 
dwelling stock through influencing the provision of new development.  Though on large sites it 
is also appropriate to influence the broad mix to ensure that what is delivered contributes to 
the development of a sustainable neighbourhood. On large sites in other authority areas eg 
urban extension developers themselves often want to deliver a mix of units in order to appeal 
to a range of segments in the market (and maximise sales rates).  However, large sites 
recently developed in the City have tended to deliver small flats and given the type of large 
development opportunities in Brighton and Hove the City Council is somewhat constrained to 
find alternative opportunities which might have the potential to deliver a wider mix.

11.77 The policy implications in this section are limited to what can be done to plan for the 
requirements of future households in a way that might reduce the tendency for concentrations 
of particular tenures and income groups to form, and addresses any major imbalances in the 
stock of dwellings within Brighton and Hove (eg the limited availability of larger homes).  

11.78 There are a numbers of ways that the City Council could influence the nature of new 
development, without needing to be too prescriptive about the mix of market housing:

 First, DTZ suggest that in neighbourhoods where shared student housing has become 
significant and where this is impact on local services (and the availability of family type 
housing) the City Council could work with the Universities to secure the development of 
specific student accommodation.  Whilst this could reverse the loss of family type housing 
in these areas it would not guarantee that family households move back in (unless the City 
Council also chose to buy or lease some of these properties for affordable family homes). 
This approach could also remove an element of demand pressure on the mainstream 
housing stock in the City and particularly within these areas for this type of dwelling  all 
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other things being equal this would improve affordability.  This approach could also 
address the management problems associated with student housing in particular 
neighbourhoods.  This approach is not without its difficulties  the Council and Universities 
would need to investigate the relative costs associated with student accommodation and 
the private rented sector in order to ensure that specific accommodation is a more 
attractive alternative.  It also requires appropriate sites to be found and in sufficient 
numbers to accommodate those currently housed in the private rented sector.  It is also 
likely to put a number of private landlords in the area out of business so the costs and 
impacts of this would need to be given more thorough consideration 

 Second, the City Council also has relatively strong influence over the design and density of 
new development and issues around the appropriate nature of development in terms of 
local character.  National policy has generally encouraged higher densities, which has 
meant that, where competition for land is intense, developers have bid up the price of land 
by assuming that they will be permitted to deliver at higher densities in order to recoup the 
cost of the land.  This in turn has favoured the development of lots of small units at higher 
densities on sites. This implies that authorities should give relatively high priority to 
developing policies or principles on design, particularly on significant sites or areas 
expected to accommodate the majority of new development  this may also go some way 
to managing developers expectations about the densities that could be achieved.  In 
different neighbourhoods the City Council might wish to develop different density policies 
depending on the evidence and this would also impact on the type of dwellings eg the 
balance between flats and houses. Consultations with stakeholders also suggested the 

of specialised workspace which also allowed individuals to access housing in the City 
(though affordability of such units would be key) 

 However, it is important to keep in mind that local authorities cannot influence what 
happens to a development once it is built, in terms of future occupants and in terms of 
extensions and conversions that households make to their homes.  These dynamics will 
change the type and size of the dwelling stock over time as well as the characteristics of 
the neighbourhood.  In neighbourhoods where there is ongoing concern about the 

tenures or types and sizes of properties, which are perceived to contribute to 
concentrations of disadvantage and to seek to alter the balance of the dwelling stock over 
time through new development.  These areas are likely to be best tackled through 
coordinated regeneration activities, including through changes to the housing stock, 
supported by new development.  Area Action Plans within new Local Development 
Frameworks provide a mechanism for progressing such activities 

 Finally, PPS3 suggests local authorities might do more to ensure that large strategic sites 
deliver a mix of homes in terms of tenure and price.  There is further guidance around 
design and high quality development that encourages the use of various tools including 
site briefs, design guides and codes  all of which could better ensure that strategic sites 
improve choice within the market. 

11.79 Section 8 provided information on the number of people who fall into specific groups within the 
housing market and may require either specialised accommodation or additional support in 
accessing housing. 
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11.80 Whilst the population in Brighton and Hove is not experiencing the same ageing process as 
other areas, there is concern that the City faces disproportionate demand from older age 
groups (80+) for care services.  The City Council might also wish to consider whether action is 
needed to improve the choice and quality of options within the housing market for older age 
groups, including options within mainstream housing (where most prefer to live) to take 
account of a variety of ages and circumstances.

11.81 If retaining the older population in Brighton and Hove is deemed an important objective the 
design of neighbourhoods will be important, particularly with regard to access, mobility, 
services and activities on offer. These issues were identified by stakeholders as an issue for 
the City.  The policy considerations associated with the ageing population are common to all 
authorities and would merit further investigation by authorities across the wider Sussex Coast, 
perhaps working jointly, in order to investigate different types of provision (market and 
affordable) and locations that will be attractive to older households in the future.  Whilst none 
of the authorities can control the type of in-migration they receive there would be some merit 
in working together to ensure that the housing stock and neighbourhoods do not work against 
certain types of in-migration (e.g. families and young people) and favour others (e.g. older 
people, the economically inactive) or vice versa.

11.82 A further issue with the development of older people specific accommodation, which is likely 
to apply within the City, is that developers of sheltered housing are often unable to compete 
with developers of mainstream apartments when bidding for sites.  The reason for this is that 
sheltered accommodation usually contains a relatively significant amount of communal space 
and so developers cannot maximise the number of units within the development (and 
therefore gross development value) to the same extent as other developers and therefore 
they can afford to pay less for the site.  One means of encouraging this type of development, 
if the City Council consider this desirable, may be to promote development of older people 
specific housing in planning policy  perhaps even in areas where lower density housing is 
appropriate where an exception might be made for this type of accommodation in the interests 
of widening housing choice and promoting community stability.

11.83 Most other specific groups within the housing market (including BMEs, recent migrants and 
people on low incomes) appear to face issues in terms of their access to the market, 
particularly owner occupation rather than their need for specialised accommodation.  The 
conclusions in relation to these groups are therefore related to affordability and the need for 
delivery of affordable housing.  However, there are some specific issues that need to be 
considered by the City Council eg certain groups may not be aware of the choices available to 
them.

11.84 The private rented sector is an important tenure in Brighton and Hove and particularly for 
some BME households, recent migrants, students as well as households needing more 
flexible accommodation. DTZ suggest that the City Council might consider undertaking a 
cross cutting review of how their interventions could best support a quality private rented 
sector.  There are a range of things to consider:

 The overlap and competition at the lower cost end of the private rented sector, often 
housing people on housing benefit, recent migrants and students 

 Interventions at the lower cost end of the private rented sector, including HMO licensing 
and working with landlords to ensure that dwellings meet certain standards
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 Working with the two Universities to ascertain growth plans and the possible impact on the 
private rented sector and particular neighbourhoods 

 The overlap between households in the private rented sector and those that might access 
intermediate housing options  in some areas, whether the growth of intermediate housing 
options might provide greater choice (which is currently limited to the private rented sector) 

 The high end private rented sector, housing highly mobile workers who may prefer renting 
(or are renting accommodation for short periods of time or during the working week but live 
elsewhere), including corporate lets  

 Working with developers and investors/ landlords to understand how new developments 
will be occupied and the implications this might have for some neighbourhoods. 

11.85 Finally, a further implication from the analysis contained in Sections 2-10 and the policy issues 
set out in this section is that there might be benefits to partnership working in relation to 
housing and planning.  Brighton and Hove and Adur share a continuous urban area and the 
coastal part of Lewes District is also strongly integrated in terms of household migration and 
the labour market.  Whilst joint working is always a significant challenge given the limited 
obvious incentives, it would be worth identifying the mutual benefits to joint working in relation 
to housing development, affordable housing delivery and mixed communities which might 
pave the way for joint approaches in the future.  The benefits might include enhanced ability to 
deliver housing and job targets through a coordinated approach to identifying sites, or over 
coming constraints on key sites, or the ability to secure more funding from Government or 
regional bodies for infrastructure needs.  There are existing partnership arrangements in place 
across the authorities eg the Sussex Economic Partnership which may offer the opportunity 
begin to explore some of the benefits.  
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HMA GLOSSARY

Gross Domestic Product (GDP) 

A measure of the total value of goods and services produced by the domestic economy during a given 
period, usually one year. Obtained by adding the value contributed by each sector of the economy in 
the form of profits, compensation to employees, and depreciation (consumption of capital).

Gross Value Added (GVA) 

Gross Value Added is the difference between output and intermediate consumption for any given 
sector/industry. That is the difference between the value of goods and services produced and the cost 
of raw materials and other inputs which are used up in production.  

The difference between GVA at basic prices and GDP at market prices is the inclusion of taxes less 
subsidies on products in the latter. Since these taxes (such as VAT, excise duties etc) do not reflect 
output (value added) produced by the UK economy, the former measure is better for productivity 
analysis. As a result, GVA is now the preferred measurement for economic output in the UK.  

Output 

The value of final goods and services produced. In comparing output in different time periods, the 
effect of changes in the price level is removed. GDP is a common measure of economic output, as is 
GVA.

Productivity

The amount of output per unit of input (labour, equipment, and capital). There are many different ways 
of measuring productivity. For example, in a factory productivity might be measured based on the 
number of hours it takes to produce a good, while in the service sector productivity might be 
measured based on the revenue generated by an employee divided by his/her salary. 

Unemployment/Claimant Count: 

Unemployment is a count of jobless people who want to work, are available to work, and are actively 
seeking employment. Unemployment is calculated using data from the Labour Force Survey (LFS), so 
it is subject to sampling differences.

The claimant count measures only those people who are claiming unemployment-related benefits 
(Jobseeker's Allowance). It is always the lower measure because some unemployed people are not 
entitled to claim benefits, or choose not to do so. Benefits rules vary over time and between different 
countries, so it is more difficult to make comparisons. The claimant count comes from the 
administrative records of Jobcentre Plus (formerly Employment Service), and is available earlier than 
the LFS-based unemployment data. 

Annual Business Enquiry (ABI) 

The ABI measures the number of jobs located within a given geographical location.  

Location Quotient 

A location quotient is a commonly utilized technique for comparing locations. It measures the 
concentration of a specific variable in one location relative to a benchmark. For example, we have 
used location quotients to show the concentration of employment by sector and age groups within the



population relative to the South East benchmark. In this case, if a location scores greater than one for 
a given sector, this indicates a relative concentration of employment in the sector relative to the South 
East. A score of less than one indicates an under-representation of employment in the sector relative 
to the South East. 
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Summary of Stakeholder Event Feedback 

Brighton and Hove SHMA Stakeholder Event

The Brighton and Hove Strategic Housing Market Assessment stakeholder event was held on 21st

February at Hove Town Hall. It was attended by around 80 stakeholders from the public and private 
sector.   

The objective of the event was to inform stakeholders about the emerging evidence, provide an 
opportunity to feedback to the consultants and Brighton and Hove City Council.  Stakeholders were 
asked to comment on the emerging evidence (which was presented by DTZ), to consider the 
implications for policy and to raise any questions.  The themes discussed in response to emerging 
evidence are discussed below.  A copy of the presentation which was given by DTZ at the stakeholder 
event is available on the City Council’s website http://www.brighton-
hove.gov.uk/index.cfm?request=c1183355

Views on the analysis presented by DTZ

- Need to consider of possibilities for future housing market – downturn / upturn etc and how 
this might impact on policy. 

Why not compare to other Cities eg Oxford, Cambridge given the difference between Brighton 
and surrounding districts. DTZ – we have commented where possible on aspects of the 
evidence which is likely to hold true across towns and cities generally to place Brighton’s data 
into perspective, however, given time and resources we are unable to do direct comparisons 
(though this would be possible and interesting).  For info – the CLG’s ‘State of the Cities’ 
report provides comparison across English Cities on a range of data so this would go some 
way to providing this information. 

- Some of the data too old (eg 2001 Census) and not reflecting modern position in terms of 
migration – stakeholders suggested there had been greater influx of families from London in 
recent years, displacing existing residents who generally move East or West to adjacent 
Districts with Adur perceived to be getting more of Brighton’s over flow.  There was a 
perceived to have been an increase in the most elderly group in the population (85+ age 
group), requiring extra care as well as an increase in in-migrant families from London.  DTZ – 
we have added up to date analysis of the NHS patient register on migration to and from 
Brighton (up to end 2006) and a breakdown of the age groups of in and out migrants.  We 
have also commented on more recent research on the IMD 2007, undertaken by the Brighton 
LSP. More up to date travel to work data is not available although we have commented on 
how this is likely to have changed given changes to employment in and outside the City. 
Stakeholders also observed that train services to London were now standing room only – a 
clear increase in commuting in recent years and those that had moved out of the City to 
adjacent areas eg Peacehaven were likely to find it harder to commute back in for work.

- Lack of information on the Gay and Lesbian community which is estimated to now account for 
15% of the population of the City (35,000 people) and has influenced the changing nature of 
the City. DTZ – we have added a brief review of the research ‘Count Me in Too’ in Section 

- Need for move coverage of the graduation population – perceived to occupy shared housing 
in the City, particularly in Central Brighton.  Perceived to be insufficient infrastructure to cope 
with the increase in population.  DTZ – Section 9 contains commentary on student and 
graduate community.  Brighton University also undertaking two research studies into student 
accommodation and graduate retention which will shed further light on this issue in the future.



- A variety of housing types not reflected in the data eg cooperative housing sector which has 
emerged from homeless sector and has been part of the solution to providing affordable 
housing  

- Some stakeholders suggested that the population projections were not realistic, questioning 
the growth in numbers of single person households – things may be different in the future eg 
young single professionals attracted to Brighton & Hove in last 5 years may not want to move 
out when they have a family resulting in future demand for family homes which is not evident 
in the figures. DTZ – population and household projections are based on past trends 
projected into the future so there are limitations to these eg if underlying dynamics change or 
if policy is successful in changing the trends.  Important to remember they are a tool for 
understanding what might happen if current trends persist. Also, projection of small 
households does not mean demand will be for smallest properties since many choose to 
occupy more space than they ‘need’ and because of affordability/ lifestyle some single 
households will opt to share (and therefore occupy large shared homes rather than one bed 
flats).

- Past development focussed on what will sell – demand from investors as well as owner 
occupies.  Stakeholders questioned why no family type housing was being built – was there 
not demand?

Insights

- There was considerable concern about the trend for families to leave the City  and the decline 
in young children though stakeholders felt that we should not assume that this will continue in 
the future as recent migrants may want to start families and stay in City.  This raised a whole 
number of issues around the availability of family suitable accommodation in the existing 
stock and through new development (though DTZ stress it is important to note that one of the 
key influences on migration is likely to be affordability – a factor which is largely outside the 
control or influence of the public sector).  Building more homes suited to families would not 
therefore ensure that families are able to stay in the City – though it may be part of a strategy 
to ensure that there is that choice available in the market, particularly in the longer term when 
the dynamics may be different. 

- High density housing schemes in more deprived areas perceived to be creating/ adding to 
social problems.  Local residents often do not feel adequately represented or consulted by 
developers/ the local authority itself (view of one resident committee in the City). 
Development perceived to be one of the reasons that older people move out of the City – with 
impact on community cohesion. DTZ – outside the scope of the HMA to consult residents and 
there are formal mechanisms for this in the planning system.  However, we have reflected 
some of these issues in Section 11 of the report in thinking about the policy implications. 
Residents committee also commented that housing schemes were being planned without 
recreational space for children.  This led to a debate about whether the City was already well 
served by amenity space which ought to be attractive to families or whether more needed to 
be done.  There was general consensus that more needed to be done to open up access of 
existing facilities eg school playing fields and encourage people to use them more, perhaps 
with employed/volunteer workers to organise activities. One developer reminded that play 
space can be provided even in high density schemes and this can be secured through S106 
agreements.

Stakeholders agreed that the character of traditional housing in the City was changing eg 
large terraces rented by the room with management issues/ run down buildings in some 
places.  This was linked to the ‘loss’ of families from the City. 

Some stakeholder felt that the environmental designations (greenbelt and AONB) should be 
reviewed given the pressure on Brighton and Hove and the likely unsustainable patterns of 



commuting that arise as a result of tightly constrained development boundaries (and the fact 
that the City has only 180 degrees of hinterland as a result of being on the Coast). This was 
recognised as needing intervention at the strategic level eg regional. 

There was brief discussion about the need for some form of strategic transport solution for the 
City and wider area eg tram/ monorail

- There was significant discussion about student population growth in the City.  Most 
stakeholders emphasised that they supported the growth of the Universities and that the 
student community was generally a positive part of the City, but that this was perceived to be 
causing particular neighbourhood issues – students want to live close to the Campus which 
means they occupy particular neighbourhoods intensively, impacting on the availability of 
family housing (landlords often able to out compete families for the same properties) and the 
nature of local services. The University representatives suggested that there were limited 
sites to develop specifically for student housing and funding was also an issue.  One group 
suggested that the University accommodation was rising in cost and therefore students were 
opting for the private rented sector – some questioned whether the universities were over-
pricing their own accommodation (though in the context of a shortage of supply of student 
specific accommodation this is likely to be the result of the different between demand and 
supply, reflected in price). 

- There were also a number of wider issues raised about the impact the student population on 
the labour market – there were examples given of jobs going to students rather than workers 
at the lower end of  the labour market; though there was also the feeling that new migrants 
were competing for these jobs too. 

Although the evidence shows that there are a high proportion of skilled workers within the City 
stakeholders also highlighted the issue of lower skilled workers and the difficulties these 
workers have in accessing jobs in the City with competition from students and new migrant 
workers.  There was also comment about the tendency for graduates to take low level jobs 
because they wished to remain in Brighton for quality of life issues or had been unsuccessful 
in accessing their career of choice.   

Reducing inequality within the City was raised as an issue which should be given greater 
emphasis. Several stakeholders raised concerns that new social housing was being 
developed in areas with existing concentrations.  Also perceived issue of overcrowding 
particularly in the rented sector.   

Broad consensus on the need for more affordable housing and social rented sector 
recognised as important.  Some suggested that the balance of different tenures be looked at 
to secure more.  Others highlighted the value of shared ownership products etc in contributing 
to regeneration, community building etc.  Some felt that affordable housing on site in some 
schemes was not appropriate but the lack of sites meant that off site/ commuted payments 
was difficult to achieve.  Stakeholders raised the need to secure contributions from 
developments of less than 10 units and this was broadly supported (though the developers 
presented largely represented larger schemes so it was not possible to properly explore other 
sides to this argument).

- Some commented that the significant private rented sector in the City acts as a gateway to 
social housing for some households.  Brighton does not generate need in the way that some 
perceive, it is likely that households in need gravitate to the City (similar to other large urban 
areas) because of the perceived better availability of cheaper private housing or subsidised 
accommodation.  Thus, the pressure on the Cities resources comes from a much wider area. 
Similarly, other households move out of the City to adjacent Districts eg to access cheaper 
owner occupied accommodation.  



Stakeholders felts that there was a need for more intermediate products of all types and sizes 
but that shared ownership products needed to be more flexible, allowing households to buy 
smaller percentages to ensure that it is more affordable to lower income families.  Some felt 
that these products had the potential to help regenerate areas though there were questions 
about whether households tend to stay or use the tenure as a stepping stone – general view 
that need to discourage transience in these areas.  

Stakeholders raised concerns about introduction of choice based lettings and specifically, 
how this would impact on more deprived areas.  More generally, why are some social rented 
homes difficult to let? 

Recognised difficulty in providing larger accommodation in the affordable sector – RSLs only 
just starting to provide 3 bed properties and flats not regarded as suitable for families.  RSLs 
also cannot compete with private landlords/ developers to secure accommodation in the 
existing stock which might have been a more efficient way of housing larger families.  

- Shifting housing market climate and a downturn emerging. Some stakeholders cited 
examples of private sites being offered to RSLs for affordable – is this likely to happen in 
Brighton & Hove? 

Policy Implications

- Some groups discussed what sort of place Brighton and Hove is likely to be in the future or 
how they would like the City to develop. The following points were made:

 Creative industries likely to be more significant in the future – one stakeholder 
estimate 11% of all jobs in the City are currently in this sector with this critical mass of 
expertise attracting other companies to the City 

 Greater levels of home working likely in the future which most felt was to be 
encouraged because it may reduce the need to commute including to London – 
though would also have implications for the type and size of homes demanded

 Many stakeholders felt that there was a greater need for more ‘family friendly’ 
housing with green spaces to make the City more attractive to family households. 
DTZ also emphasised that the one of the main factors that is influencing in/out 
migration of certain families is affordability 

 There were concerns raised by some on increasing densities of development and 
intensification of some neighbourhoods where this led to reduced quality of life for 
existing residents – one stakeholder suggested that some parts of the City had ‘no 
sun for 4 or 5 months of  the year’ because of new developments accompanied by a 
lack of infrastructure for the growing population – affecting quality of life 

 Need for a better choice of housing within the City – flats not regarded as suitable for 
children though some acknowledged that this might be changed if there were better 
links to public facilities 

 Should explore the potential for the ‘livework’ sector and whether this could support 
the significant craft sector in the City 

 Residents representatives emphasised that people like to live in communities and 
there needs to be greater attention given to why people choose to live in certain 
areas etc... Housing development should be seen as community development if it is 
to be successfully integrated into existing neighbourhoods.



- There was discussion about the character of particular neighbourhoods in terms of 
deprivation, tenure and whether high density and/ or more social housing was appropriate in 
these areas – some felt intermediate type tenures should be prioritised.  There was related 
discussion about whether more could be done through design to achieve a different mix of 
homes eg townhouses and maisonettes which could be delivered at higher densities but still 
delivers houses rather than flats.  

- Stakeholders suggested that part of the reason for lack of growth in the older age groups was 
because housing was not being provided for these groups and they are able to access 
cheaper housing elsewhere.  Furthermore, specialist providers may find it difficult to compete 
with mainstream developers given high land values in the City.  Not everyone was convinced 
of the need/demand for more sheltered housing however and there was general discussion 
about the aspirations of older people – needing to recognise that most do not want to 
downsize and if they do choose this option they may still want extra space.  Some 
stakeholders suggested there was a lack of affordable sheltered housing as well. 

- Some stakeholders suggested a better mix of urban/suburban sites was required in order to 
allow houses rather than flats to be developed in the future and the allowance of lower density 
in some area.  This might involve actively looking at sites around the edge of the City that are 
suitable for family housing. This was agreed to apply to affordable housing with evidence of a 
lack of larger homes for households on the waiting list; though there was also a clear need to 
work with other authorities to tackle housing need jointly given the availability of different 
tenures, types and sizes of properties in different districts.  A related comment was around 
working to ensure that large schemes were viable to ensure they are delivered on time (and 
can contribute what is being asked of them).   

- Broad consensus around the need for bespoke student housing which might then release a 
segment of housing (mainly family housing currently in student occupation) to the market.  
There is a shortage of student accommodation currently with a low proportion of Brighton 
students in halls of residence.   

- One group also raised the issue that visitors and tourists effectively take up the housing stock 
as well because of the large number of B&Bs.  There was perceived to be a lack of hotels in 
the City resulting in demand for B&Bs and therefore ‘loss’ of housing stock to a different use.

The issue of cross boundary joint working was raised.  It would clearly have benefit given that 
housing demand and need extends across a number of districts as do issues of infrastructure 
provision.  However, stakeholders recognised the lack of incentive for different authorities to 
cooperate.  Looking at the Wider Coastal Area also puts Brighton’s issues into perspective ie 
less of a shortage of larger properties if adjacent districts are considered.  
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