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Appendix: Data sources and definitions

Rent data from the Housing Corporation’s Regulatory and Statistical Return (RSR)

HA – all stock, Target rent (Tables A1 and A2)
HA – all stock gives the average weekly gross and net rents and service charges (eligible for Housing Benefit) for general needs social housing stock owned by housing associations (HAs) on 31 March 2007. 

· Data are included for all HAs that completed the long version of the RSR and made a valid return. In general those HAs that own or manage more than 1,000 homes and/or bedspaces, including shared ownership dwellings, complete the long version of the RSR. 

· Data include assured and secure tenancies and ERCF stock.

· Data include general needs housing.

· Data exclude supported housing and housing for older people. 

· HAs calculate the average weekly net rent for each property size category by adding together all of the weekly net rents at 31 March 2007 and then dividing this total by the total number of units. 

One bedroom example: 

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

· HAs calculate the average weekly service charge eligible for Housing Benefit (HB) for each property size category by adding together all of the weekly service charges eligible for HB at 31 March 2007 and then dividing this total by the total number of units that had service charges eligible for HB.

One bedroom example: 

                      
Total weekly service charges eligible for HB on all one-bed properties_

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

· Average weekly gross rents for each property size are calculated by adding together all of the weekly net rents and all of the weekly service charges eligible for HB at 31 March 2007 and then dividing this total by the total number of units for which rents are reported. 

All dwellings example:

(Total average weekly net rents * total stock) + (total average weekly service charges * total stock subject to service charges)

Total Stock

Target rent is the average weekly target rent for general needs social housing stock owned by HAs on the 31 March 2007.

· Target rent data include information only from those HAs that have reported their target rents. HAs owning or managing 1,000 or fewer homes and/or bedspaces, including shared ownership dwellings, do not currently report target rent.1 HAs calculate the target rent for each property using the formula and data set out in the Guide to Social Rent Reforms (DTLR, December 2000) as follows: 
70% of the average rent for the HA sector

multiplied by the relative county earnings

multiplied by bedroom weighting

plus

30% of the average rent for the HA sector

multiplied by relative property value
· Target rents are set in relation to HA net rents – all service charges are excluded.
· HAs calculate average weekly target rents for each property size by adding together the weekly target rents for all properties that have been assigned a target rent at 31 March 2007 and then dividing by the total number of properties assigned a target rent.

One bedroom example: 

Total weekly target rents for one-bed properties that have been assigned a target rent 


    Total one-bed properties assigned target rents

Rent data from CORE 
HA – new lettings, HA – relettings (Tables A1 and A2) 

Data are collected by CORE 
 (COntinuous REcording system) every time a housing association property is newly let (newly built, rehabilitated or otherwise acquired) or re-let (where an existing property has become vacant). 

The rent given in the tables is the average weekly gross rent for all new general needs lets or re-lets made by HAs during the period 1 April 2006 to 31 March 2007.

· Data include assured tenancies

· Data exclude secure tenancies 

· Data include general needs housing

· Data exclude all supported housing and housing for older people

Property size classifications in CORE and the Guide to local rents 

	Property size described in CORE – the number of bed rooms (Property type)
	Property size assumed for the Guide to local rents (based on RSR classification)

	All sizes (shared flat/maisonette or shared house/ bungalow)
	Bedspace

	1 bedroom (bedsit)
	Bedsit

	1 bedroom (flat, house or other)
	1 bedroom

	2 bedroom (flat, house or other)
	2 bedroom

	3 bedroom (flat, house or other)
	3 bedroom

	4 bedroom (flat, house or other)
	4 bedroom

	5 bedroom (flat, house or other)
	5 bedroom

	5+ bedroom (flat, house or other)
	5+ bedroom

	6+ bedroom (flat, house or other)
	6+ bedroom


Rent data for local authority rents from CLG
LA – stock (Tables A1 and A2)

The local authority (LA) rent data are derived from the returns made annually to Communities and Local Government (CLG) in the Second Subsidy Claim Form
 and show rents across the stock at 1 April of each year. In the Guide to Local Rents Part I rent data for local authority stock are estimates (made by each local authority) for the period 1 April 2007 to 31 March 2008. 
The rent data cover all LA housing stock, with the exception of hostels and a small number of other dwellings not included in the main classifications.
  LAs, unlike HAs, do not classify their dwellings as general needs or supported housing. In effect, sheltered and supported housing are thus included. The definition of rent in the CLG survey is of standard rent, excluding service charges for e.g. water rates, central heating, hot water and laundry services.

LA rent data are not provided for every local authority area.  In some cases this is because the LA has transferred much or all of its housing stock to several housing associations under the Large Scale Voluntary Transfer (LSVT) programme. Such LAs have been marked LSVT under LA rent in Table A2.  In other cases LAs did not complete the CLG survey of housing rents and this has been marked as no return (‘n/a’) in the table. Data fields that were returned as blank by LAs have been treated as having a value of zero.

The dataset from CLG is unaudited, and thus the figures are bound to contain errors, inconsistencies and omissions, which means that for some LAs all sizes (total) figures (a) might not agree with a sum or average derived from the constituent property sizes’ figures (b).
 Both tables use (b) as all sizes figures with some exceptions for Table A2.
 LAs with substantial disagreement have been withdrawn from Table A2 and marked ‘n/a’. The figures at the national, regional and the NUTS3 levels have been calculated by Dataspring, based on the available LA figures.
 To compare with other rent data, stock and rents for five or more bedrooms are calculated from figures of five bedrooms and six or more bedrooms. 
   
Private sector rents (Housing Benefit cases) from The Rent Service

Private sector rents (Tables A1 and A2)
The data are taken from the Rent Service, which provides a range of data about the various Housing Benefit related determinations carried out by rent officers. 
 

General definitions

· The ‘referred rent’ is the contractual rent (including service charges eligible for Housing Benefit) proposed by the landlord and referred by the local authority to the Rent Service. The data include cases where the referred rent was not the rent returned to the local authority for subsidy purposes (i.e., Housing Benefit was not payable for the full amount of the referred rent).
· The data relate to the referrals made over the period 1 April 2006 to 31 March 2007.

· The data refer to lettings of unfurnished and furnished assured short-hold tenancies and secure tenancies.
The average referred rent is calculated by adding together all of the referred rents reported by the Rent Service for a given local authority area for the period 1 April 2006 to 31 March 2007 and dividing this figure by the number of cases.

Dataspring has calculated the average referred rent for NUTS3 areas, Housing Corporation investment regions, and England. (See section ‘Weighted averages for NUTS3 areas, regions and for England’ below for an example of the methodology.)
The Rent Service has acknowledged that the statistics are bound to contain errors, and thus for a few LAs all sizes (total) figures might not agree with a sum or average derived from the constituent property sizes’ figures.
The Rent Service statistics categorise lettings by number of habitable rooms rather than number of bedrooms, therefore the following assumptions have been made about the relationship between the number of rooms and the number of bedrooms in a property. 

Property size classifications in the Rent Service’s report and the Guide to local rents 

	Property type/ Number of habitable rooms in the Rent Service’s report
	Property size assumed for the Guide to local rents

	1 room non self-contained
	Bedspace

	1 room self-contained
	Bedsit

	2 habitable rooms
	1 bedroom

	3 habitable rooms
	2 bedroom

	4 habitable rooms
	3 bedroom

	5 habitable rooms
	4 bedroom

	6+ habitable rooms
	5+ bedroom


 ‘Habitable rooms’ include bedrooms and ‘rooms suitable for living’ – typically lounges and dining rooms. It does not include bathrooms, WCs or kitchens. 

The number of rooms given in the Rent Service’s report does not map directly onto the number of bedrooms categorisation used by housing associations. In the Rent Service’s report four room properties are a mix of two and three bedrooms (all included as three bedroom properties in the Guide to local rents) and many of the five room properties have three bedrooms, with 2 living rooms (all included as four-plus bedroom properties in the Guide to local rents).

The one room non self-contained property type has been included as an equivalent to the housing association ‘bedspace’ in the Guide to local rents.
 However, the one room non self-contained category does relate to sole use of that room, whereas this is not necessarily the case for the housing association stock categorised as ‘bedspaces’. 

Weighted averages for NUTS3 areas, regions and for England

All the average rents described above are weighted averages, rather than simple averages. This means that the average for any given geographical area – local authority area, NUTS3 area, region or England – is calculated by totalling all the average rents reported by the total number of cases.

Example: average HAs’ net rent for one bedroom properties for the NUTS3 area of North Nottinghamshire.

	Size

Region
	HA-all stock

	
	net rent
	n

	North Nottinghamshire

	Ashfield
	53.16
	82

	Bassetlaw
	55.84
	96

	Mansfield
	56.06
	195

	Newark and Sherwood
	58.97
	207

	North Nottinghamshire average/total
	56.65
	580


The average net rent for North Nottinghamshire is calculated thus:

(£53.16 * 82) + (£55.84 * 96) + (£56.06 * 195) + (£58.97 * 207) = £32,858.25
82 + 96 + 195 + 207 = 580

£32,858.25 / 580 = £56.65 
Owner occupation weekly cost for first-time buyers 

These data estimate the weekly costs of owner-occupation for first-time buyers. The data are only presented for all dwelling sizes combined. The costs have been calculated by Dataspring 
 using the following variables:

(1) Average size of loan

The size of the loan is calculated by multiplying the lower quartile house price for each local authority area by the (UK) average percentage advance for first-time buyers.

Example:


Lower quartile house price for Southampton in 2006/07 = £127,988

UK average percentage advance for first-time buyers in 2006/07 = 90%


Size of loan for Southampton = £115,189

The lower quartile house price is used to reflect the assumption that first-time buyers enter the lower end of the housing market. Source: CLG, Table 583. 

The average percentage advance for first-time buyers is the unweighted twelve-month (April 2006 - March 2007) average of median percentage advances for UK, given in Council of Mortgage Lenders (CML) Statistics, First-time buyers, lending and affordability, Table ML2. 
 The definition of ‘first-time buyer’ is based on the applicant’s last tenure and covers any type of tenure other than owner-occupier. 

(2) Weekly repayment of loan
The weekly cost of repaying the loan is based on a repayment mortgage (covering interest and capital) spread over 25 years. 

The rate of interest used (6.70%) is the unweighted twelve-month (April 2006 - March 2007) average of the Office for National Statistics (ONS), ‘Building society & bank basic mortgage rate’. 
 This particular rate of interest was selected because it is derived from data for both building societies and banks.

Thus the annual repayment on a loan of £115,189 is £9,618.76 – i.e., the weekly equivalent is £184.98.

(3) Buildings insurance premium

The average premium across all regions and for all property sizes is £210.87 per annum – the unweighted average of four quarters ending in April 2007, according to the AA British Insurance Premium Index (home building premiums). Therefore the weekly cost included in the weekly cost of owner-occupation is £4.06. This is likely to be a slight over estimate because of the size of property purchased by first time buyers. 

(4) Mortgage payment protection insurance (MPPI)

This cost has been included in the calculation to cover the costs of the mortgage repayment in the event of loss of earnings arising from accident, sickness or unemployment. An owner-occupier does not have entitlement to Housing Benefit, as an LA or HA tenant would, nor is income support for mortgage interest (ISMI) payable straight away. To achieve a reasonable safety net to cover mortgage costs the insurance premium included in the calculation (based on twelve months’ benefit) is £5.20 per £100 of monthly mortgage payment at the end of 2006, according to CML Statistics, First-time buyers, lending and affordability, Table PPI3. 10 Thus, on a weekly repayment of £184.98 the MPPI premium is £9.62.

(5) Loss of imputed interest on the deposit

The average size of the deposit is 10% (derived from the average percentage advance of 90%). If the money used as the deposit for house purchase had been lodged in a savings account instead, then it would have accrued interest. The loss of interest is thus included as a cost in the calculation. The rate of interest used (4.28%) is the unweighted twelve-month average of ONS, ‘Building society retail shares and deposits average rate (gross)’. 11 It is assumed that interest is paid net of the basic rate of income tax of 20% according to HM Revenue & Customs. 

Example:

Lower quartile house price for Southampton in 2006/07 = £127,988

Average percentage deposit for first-time buyers in 2006/07 = 10%


Average size of deposit for Southampton = £12,798.8


Weekly loss of interest (net of income tax) on the deposit (3.42%) = £8.42.

Total weekly costs 

Using Southampton as an example, the average weekly costs of owner-occupation are:


Repayment of loan



£184.98


Building insurance



£    4.06


Mortgage payment protection insurance
£    9.62


Loss of interest on the deposit

£    8.42

Total




£207.07

This figure provides a guideline only: an owner-occupier has to bear other costs, such as repairs and renovations, and the risk of property prices falling. On the other hand, as the loan is repaid the owner-occupier gains an asset and, if house prices rise, makes a capital gain.

� Until the 2006 RSR, most HAs that owned or managed more than 250 dwellings and/or bedspaces, including shared ownership dwellings, completed the long version of the RSR.


� CORE (COntinuous REcording) is a system developed jointly by the National Housing Federation and the Housing Corporation and is managed by the Joint Centre for Scottish Housing Research. CORE is used to record information on HA lettings and sales in England.


� This is one of the forms that LAs are required to complete when applying for housing subsidy from CLG.


� The dwellings covered are those in the Housing Revenue Account.


� However, when the inconsistency between all property sizes’ figures and figures derived from the constituent property sizes indicates that a blank filed would have featured data, such a field is treated as ‘n/a’.


� According to CLG, it is not clear what the 'real' data should be in any of these cases - there are multiple possibilities in each case (e.g. the total could be wrong, or one component could be wrong). 


� The exceptions are Barking (no individual property size data), Babergh (no rent data for bedsits and one bedroom), and Caradon and Newham (there were large inconsistencies, and the figures in the Housing Strategy Statistical Appendix and the Business Plan Statistical Appendix returns for last year were closer to (a)).  


� Adur (for all size categories except six or more bedrooms) and Babergh (for bedsits and one bedroom) reported only stock while North Kesteven (for bedsits) reported only rent. These LA’s figures are excluded from the corresponding larger geographical levels’ totals and averages to avoid biases.  


� Arun did not have data for six or more bedrooms although having those for five bedrooms. The LA’s five or more bedrooms figures are treated as ‘n/a’. 


� The Rent Service is an executive agency of the Department for Work and Pensions (DWP).


� Substantial board and attendance type is excluded.


� The Guide to local rents: Parts I, II & III are produced on behalf of the HC by Dataspring, a team of researchers based in the Cambridge Centre for Housing and Planning Research, University of Cambridge.


� Available from CML’s  website (www.cml.org.uk).


� ONS, Financial Statistics No.547 2007 available from www.statistics.gov.uk/STATBASE/Product. asp?vlnk=376 (Table 13.12)


� However, there are other interest rates that could have been used, for example, the building society average mortgage rate . This is important to note because the weekly repayment is sensitive to changes in the rate of interest. If the average building society rate (5.23%) is used then the weekly repayment on a loan of £111,600 would be £154.88, a difference of £24.17 per week.





� Due to rounding at various stages of data processing, errors at a 2-dp level might be allowed.
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