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i

The Cambridge Centre for Housing and Planning
Research, University of Cambridge has produced
Parts I and II of the Guide to Local Rents on behalf
of the Housing Corporation, using Dataspring, the
local housing markets database (see box). These
reports are published in response to the need for
housing associations to understand the operation
of local housing markets when formulating rent
policies and setting rents.

Dataspring
To help housing associations carry out local
housing market analysis, the Housing
Corporation has sponsored the Cambridge
Centre for Housing and Planning Research,
University of Cambridge, to construct a district
level database called Dataspring. This database
brings together a range of data on rents,
incomes, population and employment. Housing
associations and other interested organisations
are able to commission analyses of trends, key
issues and other research. If you would like more
information about Dataspring the website
address is www.dataspring.org.uk.

Part I of the guide compares rents charged by hous-
ing associations (HAs) by bed size with those of
local authorities and the private rented sector
(housing benefit cases and local reference rents) at
the regional and district level. It also describes aver-
age rents charged by HAs on new lettings and
relettings.

Part II of the guide describes the pattern of HA
rents by bed size at regional, district and individual
HA level. At the housing association level, Part II of
the guide provides a further breakdown of average
rents by assured and secured tenancy and gives
details of annual rent increases. This year, for the
first time, Part II of the guide also includes target
rents, the rent level (at current prices) to be met by
the end of the ten-year rent-restructuring imple-
menting period in 2012 (see Rent influencing
regime: implementing the rent restructuring frame-
work, Housing Corporation, October 2001).

The Guide does not cover the costs of home own-
ership. A Dataspring Discussion Paper on home
ownership costs was published in 2001: Comparing

the Costs of Owner Occupation with RSL Rents: A
Geographical Analysis, by Caroline Kiddle.

Definitions

Part I of the guide includes two main tables. Table
A1 compares rents charged by HAs, local authori-
ties (LAs) and the private rented sector (PRS) at the
regional level. Table A2 makes the same compari-
son between tenures at the district level. The com-
parisons do not take account of variations in the
quality of properties between different sectors.
Average weekly rents are given by bed size — bed-
sit (HA and PRS only), one bedroom, two bedroom,
three bedroom, four or more bedroom and for all
sizes. Where the local authority rent figure is shad-
ed, it is higher than the average HA all stock rent in
the local area or region. Where the HA new let and
relet rents are shaded, they are higher than the
average private sector rent in the local area or
region. A key defining the terms used preceeds the
tables. Further details on data sources and defini-
tions are given in the Appendix.

Private rented sector

Tables A1 and A2 compare housing association,
local authority and private sector rents. At the time
of publication, data for the private rented sector for
the year 2001/02 were unavailable. The figures
given have been calculated by assuming an annual
increase of 3.3% (the retail price index figure for
September 2001) over the previous year. We can
make a comparison at the national level with data
published by the ODPM from the Survey of English
Housing. Table 1 compares data from the Rent
Guide (from the Rent Officer Service) with data
from the Survey of English Housing. We can expect
to see differences in rent levels — the data for pri-
vate rents from the Rent Officer Service in columns
two and three of table 1 relate to housing benefit
cases and are thus not a representative cross sec-
tion of the private rented sector. Accommodation
referred to rent officers for housing benefit cases
will mostly be towards the lower end of the mar-
ket, focusing on similar types of households to
those accommodated in social housing, whereas
data from the Survey of English Housing give aver-
age weekly rents of assured and assured shorthold
tenancies in the private sector as a whole. These
data are grossed from a sample. The average rent
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derived from local reference rents (the rent officers’
estimate of the average level of local rents for all
assured lettings in the private rented sector, exclud-
ing outliers) given in columns three and four of
table 1 give a closer comparison with the SEH data.

The annual rates of increase in average rents based
on both housing benefit cases and local reference
rents over 1996/97 to 2000/01 are reasonably sta-
ble in comparison to those calculated from the
Survey of English Housing (SEH) data. The imputed
increase of 3.3 percent for 2001/02, whilst low
compared to the SEH increase of 9.9 percent, is
possibly an overestimate in light of two factors.
First, the fact that it is close to or exceeds any of
the actual increases shown by the Rent Officer data
between 1996/97 and 2000/01. Second, reports on

the performance of the private sector in 2001/02,
for example, a recent report from the RICS residen-
tial lettings survey (October 2002), indicate that the
backlog of property on the private sector rental
market exerted a downward pressure on rents dur-
ing the year, although falls in rent were confined to
London and the South East while other regions
showed modest rises.

If we examine past trends in levels of average rent
published in the Rent Guide over the period 1997
to 2001 it becomes apparent that there are regional
variations in rent increases both over time and
between regions (see table 2). Given such evidence
the imputed values in this year’s Guide should be
regarded as a good but not accurate point of 
reference.

Rent Officer Service — Rent Officer Service—
average rent average rent

(HB determinations) (local reference rents) SEH 1

% annual % annual % annual
Year £ increase £ increase £ increase

1996/97 70.24 – 77.22 – 88.0 –

1997/98 72.43 3.1 78.82 2.1 87.0 –1.1

1998/99 74.28 2.6 80.29 1.9 93.0 6.9

1999/00 76.09 2.4 82.87 3.2 93.0 0.0

2000/01 77.96 2.4 85.72 3.4 101.0 8.6

2001/022 80.53 3.3 88.55 3.3 111.0 9.9

Table 1 Difference between statistics devised for the Rent Guide from Rent Officer Statistics and those pub-
lished in the Survey of English Housing for England (assured and assured shorthold tenancies)

Notes: 1. Rent data from the ODPM Survey of English Housing is grossed from a sample.
2. Rent Officer data for 2001/02 is imputed from 2000/01 at the rate of +3.3%.

1996/97 1997/98 1998/99 1999/00 2000/01

change change change change
HC region Rent Rent % Rent % Rent % Rent %

London £101.22 £106.39 5.1 £110.54 3.9 £114.31 3.4 £123.55 8.1

South East £79.37 £82.62 4.1 £85.22 3.1 £88.11 3.4 £92.90 5.4

South West £69.80 £71.47 2.4 £74.12 3.7 £75.50 1.9 £78.62 4.1

East Midlands £53.94 £55.46 2.8 £56.97 2.7 £58.99 3.5 £61.11 3.6

East of England £71.62 £74.67 4.3 £76.44 2.4 £79.50 4.0 £80.61 1.4

West Midlands £62.56 £64.53 3.1 £66.67 3.3 £68.66 3.0 £70.57 2.8

Yorks. and Humber £57.14 £59.34 3.9 £60.33 1.7 £61.66 2.2 £62.87 2.0

North East £52.10 £54.31 4.2 £54.75 0.8 £56.34 2.9 £58.48 3.8

North West £62.64 £65.01 3.8 £65.40 0.6 £65.94 0.8 £66.67 1.1

Merseyside £61.47 £62.42 1.5 £63.63 1.9 £63.63 0.0 £64.53 1.4

Table 2 Average gross rents in the private sector (housing benefit cases only) by region, 1996/7 to 2000/01

Source: Housing Corporation Guide to Local Rents Part 1: Cross tenure rents (for the years 1996 to 2001)
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Regional average rents (table A1)

Table A1 compares housing association, local
authority and private sector rents at the regional
and national level. In general, HAs provide higher
priced accommodation than LAs, but in all regions
are lower priced than market sector housing (with
the exception of average rents for bedsits under
new tenancies in the East Midlands, West Midlands
and North East regions). These differences in part
reflect variation in age and quality and also location
and neighbourhood. They also reflect differences in
financing regimes. HA rents on new lettings tend to
be higher than the rents of HA relettings.

Within the HA sector, new let rents are generally
above those for relet rents in all regions. This is the
case for all property types combined. However,
there are some exceptions when individual property
types are looked at. The largest number of regional
exceptions are found for bedsits — the South East,
East Midlands, Yorkshire and the Humber and
North West regions. These four regions all have
higher relet rents than new let rents for bedsits,
with bedsits in the East Midlands and Yorkshire and
the Humber regions showing the largest difference
in rents. The other property types have less regional
exceptions and the amounts are also smaller. For
one bedroom properties there are two regional
exceptions — the East Midlands and Yorkshire and
the Humber. Two bedroom properties have excep-
tions in the South East and East Midlands regions.
Three bedroom properties have exceptions in the
South East, West Midlands and Yorkshire and the
Humber regions. Newlet rents for four or more
bedroom properties were higher than relet rents in
all regions without exception.

HA new let rents and relet rents are higher than, or,
in a few cases, the same as HA all stock gross rents
in all regions for the larger property sizes (two bed-
rooms and larger). However, in the bedsit and one
bedroom categories, the reverse is true, the sole
exception being the West Midlands which has a
gross all stock average rent for bedsits and one
bedroom dwellings that is higher than the new lets
average (but lower than relets).

Local authority rents are lower than rents in the HA
sector and the private rented sector for each prop-
erty size. In all regions they offer the cheapest
accommodation.

The geographical pattern of average HA rents at
local level in England for two bedroom properties in
2001/02

Map 1 shows the spatial distribution of average
rents (plus service charges eligible for housing ben-
efit) at the local level across all HAs for all two bed-
room properties in the HA stock. It focuses on two
bedroom properties as an example, as they are the
most numerous property size, and can therefore
provide more information about the amount by
which local authority and HA rents differ from one
another across the country. The data combine both
flats and houses let on assured and secure tenan-
cies. The map divides the total number of local
areas into four groups of equal numbers i.e. quar-
tiles. The top 88 local areas with the highest rents
are in the first quartile and the bottom 89 local
areas are in the fourth quartile.

The map shows that the highest rents are in and
around London and the South East region. There
are also high rents in districts in the East of England
region which border London. The conurbations of
Leeds and Bradford, Sheffield and Rotherham,
Manchester and Newcastle and Tyneside all have
average local rents in the lowest quartile.

Table 3 shows the broad pattern of gross rents for
two bedroom properties (as these are more repre-
sentative of HA stock as a whole), with the highest
rent levels in London at around £69 per week and
the lowest in Merseyside at around £48 per week.
This regional pattern is in line with a broad
north/south divide in housing costs generally.

Region Rent (£ per week)

London 68.69

South East 66.01

East of England 59.54

National average 58.17

South West 58.07

East Midlands 53.64

Yorkshire and the Humber 53.29

West Midlands 51.90

North West 51.55

North East 48.48

Merseyside 48.27

Table 3 HA gross rents across all stock for two
bedroom properties in 2001/02
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Within regions there are large variations in average
gross rent levels at the local, district, level. For
example, within London, Lewisham has the lowest
average weekly rent at around £62 while Croydon
has the highest at around £76, compared with £69,
the average weekly rent for the London region. In
Merseyside most districts have average weekly rents
that are close to the regional average of around
£48, but both West Lancashire and Ellesmere Port
and Neston have an average of around £59. This is
higher than the regional average for all the other
regions except London, the South East and East of
England. In every region there is significant variation
which limits regional generalisations.

The affordability of HA rents in 2001/02

We examined the affordability of HA rents by com-
paring rent levels in relation to tenant incomes for
those households taking up new tenancies in
2001/02. As an illustration, we calculated the rent
to income ratio for a two-parent family with two
children under sixteen years old, with one parent
working (full or part time). In accordance with the

rent officer occupancy size criteria for housing ben-
efit purposes we made the assumption that these
households live in a two bedroom dwelling. The
rent (including service charges eligible for housing
benefit) and net income data (including family cred-
it and child benefit) came from the CORE
(COntinuous REcording) system for monitoring let-
tings, and we made estimates of eligibility for hous-
ing benefit for the purposes of the analysis.

We used the Housing Corporation’s preferred mea-
sure for the rent to income ratio:

• Rent to income ratio = (Rent – Housing
Benefit)/Net income

This formula produces a ratio that measures the
proportion of income a household is spending on
rent from its own resources. If a household has the
rent paid in full by housing benefit, the ratio will be
zero. The ratio will change in response to a change
in rent or household income differently depending
on whether the household is in receipt of housing
benefit (see table 4).

Map 1 Average two bedroom property rents for all HAs at the local level across the whole stock

Quartiles, £s

39.5 to 55.1

55.1 to 59.4

59.4 to 67.2

67.2 to 79.1



Map 2 shows the spatial pattern of affordability
according to the rent income ratio (expressed as a
percentage). The map distinguishes between areas
by dividing the average rent to income ratios by dis-
trict into quartiles. The lightest shading marks the
lowest quartile i.e. those 88 districts with the low-
est ratios, and the darkest shading marks those
with the 87 highest ratios.

The districts with the highest rent to income ratios
are concentrated in London, the South East and
East of England regions. The highest rent to income
ratios (ratios of over 25 percent) are in Epping
Forest and Three Rivers in the East of England,
Hillingdon, Bromley, Barnet, and Bexley in London,
and Portsmouth, Mid Sussex, Wokingham, Dover,
Guildford, Runnymede, and Surrey Heath in the
South East. Average net incomes (for two-parent
families with two children under the age of sixteen
years and one working parent) for these local
authorities range from £278.59 to £318.50 per
week and average housing benefit was zero for
most of these districts and not more than around
£4 for others.

For households in receipt of housing benefit, the
rent may increase but housing benefit pays all of
the rent increase and so the ratio does not change.
However, if their income increases above a given
threshold housing benefit is withdrawn according
to the taper. They pay more of the rent from their
own pocket and the ratio increases. For households
in receipt of housing benefit a rent increase will
leave the ratio constant, whilst an increase in
income may increase the ratio. However, rent to
income ratios may not be consistent in all cases for
households on housing benefit. v

Map 2 Rent to income ratio for two parent families with two children under sixteen years with one parent working

Rent to Income ratio, %

Quartiles

0.00 to 18.00

18.00 to 20.17

20.17 to 22.42

22.42 to 26.29

No Data

Receives Rent increase/ Income increase/
housing benefit Income constant Rent constant

Yes Ratio stays the Ratio
same Increases

No Ratio Ratio
increases decreases

Table 4 Behaviour of the rent to income ratio in
response to changes in rent and income



The districts with the lowest rent to income ratios
are concentrated in the East Midlands, the North
East and the North West. The lowest rent to income
ratios (ratios of less than ten percent) are in
Rushclifffe, Rutland, Lincoln, Bolsover, and South
Holland in the East Midlands, Alnwick, Redcar and
Cleveland, Teesdale, Durham, Middlesborough, and
Chester-le-Street in the North East, and Crewe and
Nantwich, and Carlisle in the North West. Average
net incomes (for two-parent families with two chil-
dren under the age of sixteen years and one work-
ing parent) for these local authorities ranged from
£139.75 to £210.00 per week and average housing
benefit ranged from around £35 to £63.

In interpreting affordability it is important to distin-
guish between the proportion of income spent on
rent and the extent to which this limits the house-
hold’s capacity to purchase other necessities. For
example, two-parent families with two children
under the age of sixteen years with one working
parent, living in London and the South East region,
spend the largest proportion of their net income on
rent. However, other research shows that residual
incomes, i.e. that income left over after paying the
rent for non-household goods and services, are
highest in London and the South East.1 Thus on
average, households in these two regions may
spend a higher proportion of their income on rent
but they still have more money left after doing so
(although the higher cost of living in these regions
should also be taken into account). In the data on
affordability presented here, the rent ratio has a
high positive correlation with income, that is, the
higher the average rent ratio the higher the average
income tends to be.

Although two-parent families with two children
under sixteen years of age with one parent working
only constitute a small proportion of all households
taking up HA lettings in 2001/02, they serve as an
example that illustrates the pattern of affordability
across England.

Cross tenure comparison of HA rents for two 
bedroom properties 2000/01

In this section HA rents are compared with local
authority rents in order to see how they vary with
respect to property of the same size, in terms of

number of bedrooms available in different districts.
Increasingly, HAs are looking at rent levels and rent
structures in other tenures and localities when
drawing up their own rent policies. Private sector
rents are also an important comparator for HA
rents as, given the provision of housing benefit,
they offer real alternatives to HA properties, and
ones in which households may have more choice
over the quantity and quality of the housing they
live in. However, since data for the private rented
sector have been imputed for 2001/02, the analysis
in this section will focus on the comparison with
local authority rents.

Local authority housing offers HA tenants alterna-
tive accommodation within the social rented sector,
generally at a lower rent. This can be attractive for
working households, for whom higher rents mean
less residual income if not in receipt of housing
benefit, or greater difficulty in avoiding the poverty
trap for those in receipt of partial housing benefit.
Other research has shown that the higher the
amount by which HA rents exceed local authority
rents, the greater the likelihood that households
will seek accommodation from the local authority
rather than the HA sector.2

Ignoring rent levels in the other tenures can result
in HAs experiencing higher void rates, problems
with letting properties, longer periods before let-
tings are made and difficulties in achieving the
objective of mixed and sustainable communities.
Cross tenure rent comparisons at the local level are,
therefore, an essential tool for HAs to use in their
rent setting procedures.

The comparison of HA and local authority rent

In Table A2 local authority rents for each property
size are shaded where they exceed HA stock rents
for the same property size, in order to highlight
areas where local authority rents are higher than
HA rents. Map 3 shows the pattern of the differen-
tial between average HA rents and local authority
rents in 2001/02, focusing on two bedroom proper-
ties as an illustration as they are the most numerous
HA property size.

Both sectors’ rents refer to all two bedroom stock,
the local authority data coming from returns made

vi
1 Freeman, A and Whitehead, C (1996) Spatial patterns of Housing Association rents and Affordability, Halifax Affordability report 3, Halifax
2 Burrows ,R Ford, J Wilcox, S Cole,I and Beaty,C (1998) Social Housing Rent Differentials and Processes of Social Exclusion, Centre for
Housing Policy, York
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Map 3 Two bedroom property differences between average HA and local authority rents

Differential %

-75.7 to -40.0

-40.0 to -25.0

-25.0 to -10.0

-10.0 to 12.9

No Data

by the local authorities to the ODPM for 1 April
2001 and the HA data coming from the RSR
Section 2 Part I as of 31 March 2002. This means
there is a twelve-month gap between the dates at
which local authority rents are recorded and the
date at which HA rents are recorded. However,
local authorities change their rents on 1 April and
they generally remain constant throughout the year.
So the local authority rent taken at 1 April 2001
applied on 31 March 2002. HA rent data include
service charges eligible for housing benefit. This is
the closest available comparison with local authority
rents that may include the cost of services such as
communal garden maintenance, children’s play
areas, lifts, entry phones, rubbish removal and care-
takers. One difference between the two is that local
authority rents include supported housing whereas
HA rents do not.

Of the 354 local areas, 130 show no data in Map
3, either because, in the case of 90 local areas, the
local authority stock has been transferred to an HA
as part of a large scale voluntary transfer (LSVT), or
in the other 40 local areas, data were not returned

to the ODPM by the local authorities.

Despite the high proportion of local areas with no
data (37%), it is possible to discern patterns across
the country. The number of local areas where aver-
age local authority rents are higher than average
HA rents for two bedroom properties is very small.
Local authority average rents are higher than those
of HA rents in only seven local authorities for two
bedroom properties. Four of these are London bor-
oughs; Brent, Kensington and Chelsea, Tower
Hamlets and Westminster. The other three are out-
side London, one in the South West; the Isles of
Scilly, one in Merseyside; Knowsley and one in the
East of England region; Peterborough. Capital val-
ues are one element in the formula which have a
strong influence on local authority rents, which
explains in part why they are relatively high in the
London boroughs. Generally, HA rents are also rela-
tively high in the London boroughs but very low in
Merseyside.

HA rents are less than £5 per week higher than
local authority rents in only eight areas:



■ The London boroughs of — City of London,
Enfield, Hillingdon, Islington, Redbridge,
Waltham Forest and Wandsworth; and,

■ Merseyside — Wirral;

Map 3 shows clearly that the East Midlands and
Yorkshire and the Humber regions have particularly
high concentrations of districts where HA rents are
significantly different to local authority rents. The
Appendix gives a list of districts with the largest dif-
ferences between the average housing association
rents and average local authority rents for two bed-
room dwellings.

Conclusion

The key findings from Part I are:

■ At the regional level, the figures show clear pat-
terns in average HA rent levels and cross tenure
differences. However, there are substantial varia-
tions within every region, which significantly

qualify this generalisation. High rent regions
have some areas with very low rents and vice
versa.

■ On average, the regional pattern follows a
north/south pattern. Rents are highest in
London and lowest in Merseyside. In general,
average regional rents are highest in London,
followed by its surrounding regions; the South
East, the East of England region and the South
West, with regional rents tending to be lower
the further they are north west from London.

■ The picture with respect to affordability is simi-
lar, with the highest rent and income ratios con-
centrated in London, the East of England and
the South East regions.

■ HA rents are higher than local authority rents in
most districts across all property types. For two
bedroom properties, HA rents exceed local
authority rents in all but seven local authority
districts, four in London, one in the South West,
one in Merseyside and one in the East of
England region.

viii
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Table A1
Key to table A1

Column heading Definition

HA— all stock • includes assured and secure tenancies
• includes general needs sheltered housing
• excludes all supported housing
• excludes non-self contained properties

Net rent is the average weekly rent before service charges are applied as of 31 March 2002.
Service charge is that service charge which is eligible for housing benefit as of 31 March 2002. The service

charge is the average for stock that has a service charge.
Gross rent is not derived from simply adding the service charge column figure to the net rent column figure.

It is derived by recalculating the service charge so that it is the average for all stock (including
stock that has no service charge, i.e., has a service charge of zero) and then adding it to the aver-
age net rent figure.

n gives the total quantity of stock on which rents are reported  by HAs.

HA—new lettings • includes assured tenancies
• excludes secure tenancies
• excludes all sheltered and supported housing
• excludes non-self contained properties

rent is the average weekly gross rent (including service charges eligible for housing benefit) for all new
lettings (newly built, rehabilitated or otherwise acquired) made by HAs during the period 1 April
2001 to 31 March 2002.

n gives the total number of new lettings made by HAs during the period 1 April 2001 to 31 March
2002.

HA—relettings • includes assured tenancies
• excludes secure tenancies
• excludes all sheltered and supported housing
• excludes non-self contained properties

rent is the average weekly gross rent (including service charges eligible for housing benefit) for all
relettings (where an existing property has become vacant) made by HAs during the period 1 April
2001 to 31 March 2002.

n gives the total number of properties re-let by HAs during the period 1 April 2001 to 31 March
2002.

LA—all stock • includes assured and secure tenancies
• includes assured and secure tenancies
• includes all sheltered housing
• includes all supported housing

rent is the average net rent for stock held by a local authority on 1 April 2001. It includes some ser-
vices such as garden maintenance, children’s play areas, lifts, entry phones, portering and rubbish
removal, but excludes service charges levied in addition to the net rent.

n gives the total quantity of stock held by LAs. ‘LSVT’ indicates that the LA has transferred the
whole of its housing stock to an HA before April 2001.

Private rented sector • At the time of publication, data for private rented sector for the year 2001/02 were unavail-
able. The figures given have been calculated by assuming an annual increase of 3.3% (the retail
price index figure for September 2001) over the previous year.
• includes unfurnished assured short-hold tenancies
• excludes secure tenancies
• excludes all sheltered housing
• excludes all supported housing
• data for bedsits includes both self contained and non-self contained properties (a wider defini-
tion than that used by Has)

rents is the average weekly gross unfurnished private sector rents referred to the rent officer for hous-
ing benefit purposes. It is based on assessments of reasonable market rents of actual properties
let to private rented sector tenants in receipt of housing benefit. It includes all service charges
where levied, including some charges for cleaning, laundry and gardening that are ineligible for
housing benefit. (The averages for 2000/01 have been increased by a factor of 1.033, see ‘private
rented sector’ above).

Private sector local is the rent officers’ estimate of the average level of local rents for all private unfurnished assured
reference rents lettings in the private rented sector. It is an estimate of the rent that a private landlord might ‘

(“ref. rent) reasonably expect to obtain’ for an unfurnished dwelling in reasonable repair, let on an assured
tenancy during 2000/01. (The averages for 2000/01 have been increased by a factor of 1.033, see
‘private rented sector’ above). The average rent given at the regional and national levels are
weighted by the number of cases at the local level (n).

n gives the total number of properties let to private rented sector tenants referred to the rent officer
for housing benefit purposes.
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Table A2
Key to table A2

Column heading Definition

HA— all stock • includes assured and secure tenancies
• includes general needs sheltered housing
• excludes all supported housing
• excludes non-self contained properties

Net rent is the average weekly rent before service charges are applied as of 31 March 2002.
Service charge is that service charge which is eligible for housing benefit as of 31 March 2002. The service

charge is the average for stock that has a service charge.
Gross rent is not derived from simply adding the service charge column figure to the net rent column figure.

It is derived by recalculating the service charge so that it is the average for all stock (including
stock that has no service charge, i.e., has a service charge of zero) and then adding it to the aver-
age net rent figure.

n gives the total quantity of stock on which rents are reported  by HAs.

HA—new lettings • includes assured tenancies
• excludes secure tenancies
• excludes all sheltered and supported housing
• excludes non-self contained properties

rent is the average weekly gross rent (including service charges eligible for housing benefit) for all new
lettings (newly built, rehabilitated or otherwise acquired) made by HAs during the period 1 April
2001 to 31 March 2002.

n gives the total number of new lettings made by HAs during the period 1 April 2001 to 31 March
2002.

HA—relettings • includes assured tenancies
• excludes secure tenancies
• excludes all sheltered and supported housing
• excludes non-self contained properties

rent is the average weekly gross rent (including service charges eligible for housing benefit) for all
relettings (where an existing property has become vacant) made by HAs during the period 1 April
2001 to 31 March 2002.

n gives the total number of properties re-let by HAs during the period 1 April 2001 to 31 March
2002.

LA—all stock • includes assured and secure tenancies
• includes assured and secure tenancies
• includes all sheltered housing
• includes all supported housing

rent is the average net rent for stock held by a local authority on 1 April 2001. It includes some ser-
vices such as garden maintenance, children’s play areas, lifts, entry phones, portering and rubbish
removal, but excludes service charges levied in addition to the net rent.

n gives the total quantity of stock held by LAs. ‘LSVT’ indicates that the LA has transferred the
whole of its housing stock to an HA before April 2001.

Private rented sector • At the time of publication, data for private rented sector for the year 2001/02 were unavail-
able. The figures given have been calculated by assuming an annual increase of 3.3% (the retail
price index figure for September 2001) over the previous year.
• includes unfurnished assured short-hold tenancies
• excludes secure tenancies
• excludes all sheltered housing
• excludes all supported housing
• data for bedsits includes both self contained and non-self contained properties (a wider defini-
tion than that used by Has)

rents is the average weekly gross unfurnished private sector rents referred to the rent officer for hous-
ing benefit purposes. It is based on assessments of reasonable market rents of actual properties
let to private rented sector tenants in receipt of housing benefit. It includes all service charges
where levied, including some charges for cleaning, laundry and gardening that are ineligible for
housing benefit. (The averages for 2000/01 have been increased by a factor of 1.033, see ‘private
rented sector’ above).

Private sector local is the rent officers’ estimate of the average level of local rents for all private unfurnished assured
reference rents lettings in the private rented sector. It is an estimate of the rent that a private landlord might ‘

(“ref. rent) reasonably expect to obtain’ for an unfurnished dwelling in reasonable repair, let on an assured
tenancy during 2000/01. (The averages for 2000/01 have been increased by a factor of 1.033, see
‘private rented sector’ above). The average rent given at the regional and national levels are
weighted by the number of cases at the local level (n).

n gives the total number of properties let to private rented sector tenants referred to the rent officer
for housing benefit purposes.
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Appendix

Data sources and definitions

Housing association rents

Three sets of HA rents are presented:

HA — all stock gives the average gross and net rents
and service charges (eligible for housing benefit) for
self contained general needs social housing stock
owned by HAs on the 31 March 2002. These data:

• include assured and secure general needs self
contained social housing tenancies

• include general needs sheltered housing (e.g.
category 1 and 2 sheltered housing)

• exclude all supported housing

The data come from the Housing Corporation’s
Regulatory and Statistical Return (RSR) and cover
HA rent levels as at 31 March 2002. Data are
included from all HAs owning or managing more
than 250 units and/or bedspaces (including shared
ownership dwellings) that made a valid return. (A
new approach to data collection was adopted in
the 2002 RSR. The implications of this for the com-
parability of rent and service charges data returned
in 2002 to that returned in the 2001 RSR are out-
lined at the end of this appendix (see ‘Changes in
the basis of housing association rents and service
charge data between 2001 and 2002’.)

1 Housing associations calculated the average net
rent for each property size category by adding
together all of the rents at 31 March 2002 and
then dividing this total by the total number of
units.

One bedroom example:

Total rent charged for all one-bed properties
Total number of one-bed properties

2 Housing associations calculated the average 
service charge that was eligible for housing ben-
efit (HB) for each property size category by
adding together all of the service charges eligi-
ble for HB at 31 March 2002 and then dividing
this total by the total number of units that had
service charges.

One bedroom example:

Total service charges eligible
for HB on all one-bed properties

Total number of one-bed properties
with service charges eligible for HB

3 Housing associations calculated the average
gross rent for each property size category by
adding together all of the net rents and all of
the service charges eligible for HB at 31 March
2002 and then dividing this total by the total
number of units.

One bedroom example:

(average net rent x
total stock of all one-bed properties) +

(average service charge x total stock of all
one-bed properties subject to service charges)

Total number of one-bed properties

HA — new lettings is the average gross rent for all
new general needs self-contained lettings (newly
built, rehabilitated or otherwise acquired) made by
HAs during the period 1 April 2001 to 31 March
2002.

HA — relettings is the average weekly gross rent for
all relettings (where an existing property has
become vacant) of general needs self-contained
properties made by HAs during the period 1 April
2001 to 31 March 2002.

These data:

• include assured tenancies
• exclude secure tenancies
• exclude all sheltered housing
• exclude all supported housing

The data come from CORE (COntinuous REcording
system for new RSL lettings). Supported housing is
not covered by this CORE general needs data set.
Sheltered housing rents are available from CORE
but are excluded from the data of new and relet
rents in this analysis. The RSR and CORE data sets
thus differ (HA-all stock includes general needs
sheltered housing and secure tenancies).
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Local authority rents

The local authority rent data are derived from the
returns made to the Office of the Deputy Prime
Minister (ODPM) in the survey of housing rents
undertaken annually and show rents across the
stock at 1 April 2001. This does mean that there is
a twelve-month gap between the dates at which
local authority rents are recorded and the date at
which HA rents are recorded in the RSR on 31
March of the following year. However, in general,
local authorities change their rents on the 1 April
and they then remain constant throughout the year,
so that the local authority rent taken at 1 April
2001 will apply on 31 March 2002. In contrast HAs
may set or change rents at any time of the year.
Rents from these two tenures are therefore compa-
rable in terms of time periods on this basis.

The rent data in Part I cover all local authority hous-
ing stock, with the exception of hostels and a small
number of other dwellings not included in the main
classifications. Unlike the HA data, local authority
rent data include supported dwellings. This must be
taken into account when making comparisons.

The definition of rent in the ODPM survey is of
standard rent, excluding service charges for e.g.
water rates, central heating, hot water and laundry
services. However, the net rents may include some
other charges relating to services such as garden
maintenance, children's play areas, lifts, entry
phones, portering, rubbish removal.

Local authority rent data cannot be provided for
every local area. In some cases this is because the
local authority has transferred the whole of its
housing stock to a housing association under the
Large Scale Voluntary Transfer (LSVT) programme.
Where the transfer had occurred before April 2001,
the local area is marked LSVT under local authority
rent in Table A2. In other cases local authorities did
not complete the ODPM survey of housing rents.

Private sector rents

Two sets of private sector rents are shown; both
based on determinations made by rent officers for
housing benefit purposes. The first is the property
specific rent (referred to in tables A1 and A2 as
‘rent’), which are assessments of reasonable market
rents of actual properties let to private rented sec-
tor tenants in receipt of housing benefit. The sec-
ond is the local reference rent (referred to in tables

A1 and A2 as ‘ref rent’), which is the rent officers’
estimate of the average level of local rents for all
private assured lettings in the private rented sector
excluding outliers.

At the time of publication, data for the private rent-
ed sector for the year 2001/02 were unavailable.
The figures given have been calculated by assuming
an annual increase of 3.3% (the retail price index
figure for September 2001) over the previous year
(2000/01). Please note that the data published in
Part I of the Rent Guide for 2000/01 were based on
quarters 2, 3 and 4 of 2000 since data for the first
quarter of 2001 were unavailable at the time of
publication. The 3.3% increase to derive this year’s
figures has been based on all four quarters of
2000/01.

The data for 2000/01 were taken from the
Department of Transport, Local Government and
the Regions (DTLR, now the ODPM) database of
rent officer statistics that record rent determinations
in housing benefit cases. The data refer to lettings
of unfurnished assured short-hold tenancies and
exclude cases where rent officers have determined a
notional rent because the property is deemed ‘over
large’ for the household. The data for bedsits refer
to both self-contained and non-self-contained prop-
erties, which is a wider definition than that used by
HAs. The data include service charges where levied,
including some charges for cleaning, laundry and
gardening that are ineligible for housing benefit.

Rent officer statistics categorise lettings by number
of rooms rather than number of bedrooms, there-
fore the following assumptions have been made
about the relationship between the number of
rooms and the number of bedrooms in a property.
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No. habitable
rooms excl. size assumed

Dwelling type kitchen/bath for this guide

Room 1 or 2 Bedsit

House, bungalow,
flat or maisonette 1 Bedsit

House, bungalow,
flat or maisonette 2 1 bedroom

House, bungalow,
flat or maisonette 3 2 bedroom

House, bungalow,
flat or maisonette 4 3 bedroom

House, bungalow,
flat or maisonette 5+ 4+ bedroom

Relationship between the number of rooms and
the number of bedrooms in a property



Regions and districts

The ten Housing Corporation investment regions
are used in table A1. The local area map of England
used in this guide is as of April 1999 which consti-
tutes 354 local areas.

Changes in the basis of housing association rents
and service charges data between 2001 and 2002

A new approach to data collection was adopted in
the 2002 RSR. This has implications for the compa-
rability of rent and service charges data returned in
2002 with that returned in the 2001 RSR. Although
it should be noted that testing of the new
approach via a trial RSR indicated that the changes
did not make any significant difference to the over-
all data set, small differences may be observed at
the individual housing association level in Part II of
the Rent Guide. Changes include:

1 Change in the definition of ownership

The RSR has always requested rent and service
charge data for all general needs stock let on
assured and secure tenancies that is owned by a
housing association, regardless of whether they
were actually responsible for the day to day
management of that stock.

• Before 2002, a housing association was
defined as owning stock if it was held free-
hold (and they had not granted a lease for
more than 30 years (original term) to anoth-
er organisation) or if it was held on a lease
of 30 years or more in duration (original
term).

• In 2002 the lease term in the definition of
ownership was reduced so that housing
associations were required to report rents
and service charges on any stock held free-
hold (where they had not granted a lease for
more than 21 years (original term) to anoth-
er organisation) or on a lease of 21 years
(original term).

2 Change to detailed reporting on social housing
only

Whereas in earlier years the RSR had requested
rent and service charge data for all general
needs stock let on assured and secure tenancies,
in 2002 these data were requested for general
needs social housing stock let on assured and
secure tenancies.

While most assured and secure tenancies are
social housing, the reader should be aware that
some housing associations let some of their
non-social housing stock on assured tenancies.
This means that prior to 2002 the rent and ser-
vice charge data included some non-social hous-
ing stock. The rent levels may have been higher
than mainstream social housing.

Implications for the data

During the development of the new approach to
data collection adopted in 2002, the impact on the
RSR data set was measured. The results can be
found in Definitions of Ownership Phase III: The
Shadow RSR (D.Marshall et al, Housing
Corporation. 2001). The overall finding was that
the change in approach did not make any signifi-
cant difference to the resulting data and that most
differences were actually the result of incorrect
reporting under the earlier approach. However, the
following movements in figures should be noted:

• Change in the definition of ownership: resulted
in an increase in stock numbers because of the
reduced lease length but this was offset by the
fact that some units also moved to ownership
by another organisation for the same reason.
The overall increase was therefore small.

• Change to social housing: because of the focus
on tenancy types in the reporting of rents and
service charges, there was only a small decrease
in the total stock for which rents were recorded.
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Districts with the largest differences between the average housing association rents and average local
authority rents for two bedroom dwellings (amount by which average weekly LA rents are cheaper 
than HA rents)

London

Havering (£41.66)

South East

Brighton and Hove (£42.63)

Eastbourne (£42.90)

Fareham (£41.16)

Medway (£48.10)

Mole Valley (£47.69)

Shepway (£42.40)

Southampton (£50.93)

Wealden (£45.62)

Winchester (£51.69)

Wokingham (£42.86)

South West

Bournemouth (£49.61)

Bristol (£57.94)

Forest of Dean (£41.50)

South Gloucestershire (£44.88)

Swindon (£41.67)

Taunton Deane (£45.89)

East of England

Braintree (£53.81)

North Norfolk (£40.46)

Norwich (£43.96)

Tendring (£42.89)

Uttlesford (£46.01)

East Midlands

Ashfield (£42.54)

Blaby (£46.36)

Bolsover (£75.68)

Broxtowe (£56.31)

Charnwood (£49.03)

Chesterfield (£42.65)

Daventry (£44.20)

Gedling (£60.38)

Kettering (£46.61)

Melton (£65.89)

Newark and Sherwood (£71.34)

North East Derbyshire (£49.90)

North Kesteven (£52.82)

North West Leicestershire (£45.88)

Nottingham (£44.20)

Oadby and Wigston (£62.07)

Rushcliffe (£56.96)

South Derbyshire (£43.89)

South Holland (£42.65)

South Kesteven (£41.35)

West Midlands

Bidgnorth (£41.47)

Herefordshire (£43.03)

North Shropshire (£47.90)

North Warwickshire (£48.14)

Nuneaton and Bedworth (£49.61)

Stafford (£44.77)

Wolverhampton (£58.91)

Yorkshire and the Humber

Barnsley (£63.14)

Doncaster (£56.21)

East Riding (£54.61)

Leeds (£42.78)

North East Lincolnshire (£47.99)

North Lincolnshire (£53.07)

Richmondshire (£44.95)

Rotherham (£58.26)

Selby (£40.02)

Wakefield (£49.22)

North East

Alnwick (£41.15)

North Tyneside (£48.69)

Teesdale (£41.32)

Wansbeck (£58.54)

North West

Blackpool (£43.41)

Bolton (£47.94)

Ribble Valley (£58.86)

Stockport (£40.42)

Vale Royal (£44.53)

Merseyside

Ellesmere Port and Neston (£73.62)
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