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Executive Summary 
 
The Local Area Needs Index provides an evidence base to support the development of additional 
affordable housing across Stoke-on-Trent. The report provides an analysis of local supply and demand 
indicators to support the Supplementary Planning Document on Affordable Housing and local research 
on the needs for additional affordable housing. The Local Area Needs Index provides evidence to guide 
local development decisions by bringing together local research and data with planning and regeneration 
policy.  
 
Rapid increases in house prices locally have been well documented. In spite of the recent slow down in the 
housing market, it is clear from rising waiting lists and an increasing private rented sector that access into 
home ownership is increasingly difficult for many households.  A local research programme continually 
reviews and updates the demand for affordable housing in the city to ensure that local planning policy is 
reflective of the changing need.  
 
The Local Area Needs Index explores key information in relation to the local housing stock and the 
demand for properties to identify the priorities for affordable housing development within each area. The 
report supports the local regeneration programmes and identifies the rationale for local planning policy, 
not just in terms of meeting needs, but also in achieving long term sustainability of the housing market. 
 
Evidence is clear that affordability across the city varies greatly. The supply of affordable housing, largely 
council or housing association properties available for social rent, tends to be concentrated in areas on the 
periphery of the city. Concentrations of social rented properties in the past have led to clusters of areas 
where there are high numbers of households reliant on benefits and on low incomes. This report accepts 
that while there may be evidence of demand for additional affordable properties in these areas the 
requirement to achieve mixed and sustainable communities is a priority.  
 
Consideration is given to the needs of specific groups within the Local Area Needs Index, specifically in 
relation to meeting the needs of older people, single person households and vulnerable groups requiring 
supported housing. The need to provide accommodation suitable for older people is a priority for all areas 
of the city. Single person households also require additional consideration and a range of solutions are 
necessary to address the complexities of accommodation for this group. The specific priorities for each 
area are set out within the Area Based Assessments.  
 
This report should not be considered as providing prescriptive guidance on affordable housing. The 
purpose of this report is to provide a framework for developers when considering the requirements of 
affordable housing on sites. Each site will be considered based on the proposals from developers and the 
geography around the site. Developers are urged to engage in an early dialogue to ensure that progress 
through the planning process can be maintained. 
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1. Introduction  
 
The Government recognises that the planning system plays a significant role in the provision of affordable 
housing, and has placed a further emphasis on delivery since the publication of the Housing Green Paper 
in 2007. There is an increasing need for Local Authorities to influence the delivery of properties within 
new developments to ensure that housing need is met.  
 
Affordable housing is housing that is defined as being affordable in the local context, and which covers a 
spectrum of outcomes including ‘low cost’ and ‘subsidised’ .  ‘Planning Policy Statement (PPS) 3 – 
Housing’ emphasises the role of the Local Authority in defining ‘affordability’ with specific reference to 
incomes, house process and rents;  
 
“Local Plan policies for affordable housing should….define what the local authority considers to be affordable in the local 
plan area in terms of the relationship between local income levels and house prices or rents for different types of households”. 
  
The aim of the Local Area Needs Index is to provide an open and transparent analysis of the type and 
nature of housing required in specific areas of the city. Developers are encouraged to discuss their 
proposals, at an early stage, so that they are able to better shape their proposals prior to submitting a 
planning application. Well thought out, designed and balanced proposals at this stage will help to avoid 
potential delay in bringing the development forward. This process will help the city council, working with 
developer, Registered Social Landlords and other partners, to influence the nature of affordable housing 
coming forward, in order to meet the need at a local level.  
 
The Local Area Needs Index aims to provide guidance on the type, tenure and mix of affordable housing 
required in different localities based on a combined assessment of local housing needs, the existing nature 
of the area, the local housing market and existing and proposed community facilities. Identification of 
current availability of affordable housing and the demand for this housing has also been undertaken.  
 
This report includes a ward based analysis of key housing market characteristics which makes use of 
developing GIS1 techniques. This report is not designed to be too prescriptive about the affordable 
housing requirements of each area but should provide a basis for site specific requirements to be 
developed.  
 
Historically Stoke-on-Trent has had no shortage of houses available on the open market and which would, 
by any more general definition, be affordable. Rapid house prices increases in recent years, which have not 
been not matched by corresponding rises in income levels, has created substantial changes in affordability 
which will be further exacerbated by the planned re-structure of the housing market. Stock which remains 
affordable in the city is generally of poor quality, in unpopular areas or do not meet the needs of 
households in the city.  
 
The Local Area Needs Index does not attempt to define the city council policy in relation to affordable 
housing requirements and as such should be read in conjunction with the Affordable Housing 
Supplementary Planning Document. 

                                                            

1 Geographic Information Systems 
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2. Background to Stoke-on-Trent 
 
Located in the North West corner of the West Midlands region, Stoke-on-Trent lies midway between the 
cities of Birmingham and Manchester. Forming the urban core of the North Staffordshire conurbation, 
the city lies at the heart of the UK motorway and rail networks and is within easy reach of three 
international airports. 
 
Commonly referred to as the Potteries, the city has been home to the UK ceramics industry for almost 
two-hundred years. The city was ‘created’ in 1910 by the formation of the county borough of Stoke-on-
Trent – an amalgamation of the ‘six towns’ of Hanley, Burslem, Longton, Stoke, Tunstall and Fenton. The 
county borough was elevated to the status of City in 1925. 
 
Economic decline in the city has been widespread since the mass closures of the coal mines and steel 
works during the 1960’s and 1980’s. The ceramics industry has also experienced a sharp down turn 
resulting in closures of traditional factories across the city.  
 
The industrial heritage and past mining activity has left the city with scarred landscapes and areas with very 
poor land quality. In addition the hard physical labour undertaken by much of the population in the city 
during previous decades has left many people with long-term, limiting illness, who are now dependent on 
benefits. Incomes across the city remain very low with large portions of the working population employed 
in low skilled, low paid jobs.   
 
Over previous decades there has been a decline in population mainly due to people moving out of the city. 
This changing population had an inevitable impact on local services and housing, and the vitality of local 
town centres. There is now evidence that the population in the city has stabilised and will actually begin to 
grow in the future, largely as a result of increasing numbers of migrants in the city and a stabilised outward 
migration.  
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   Figure 2.1 – Population Forecasts (Knowledge Management Unit)  
Evidence suggests that average household size will continue to decline in coming years as more people 
choose to live alone2, this will have a significant impact on the types of properties required and also the 
affordability of good quality homes. Regeneration programmes locally aim to reverse the outflow of 
families and an improvement in the quality and choice of accommodation to families is a vital element of 
sustainable regeneration.   
 
Stoke-on-Trent is working systematically to remove the worst features of industrial dereliction and decay. 
There remains work to do to address poor quality buildings, housing and infrastructure. The city has been 
given special status as a Regeneration Zone and a Housing Market Renewal Pathfinder, both of which fall 
under the North Staffs Regeneration Partnership.  
 
RENEW North Staffordshire is one of nine Housing Market Renewal Pathfinder schemes in England. 
The pathfinder area includes around 67,000 properties and covers the majority of the six town areas of 
Stoke-on-Trent. Supported by the Government the schemes aim to attract additional inward investment 
with the aim of creating better futures for local communities hit by low demand for properties and poor 
quality housing.  
 
It is essential to the long term sustainability of the city that housing market renewal is linked to the 
creation of higher value employment, retraining, a more diverse and aspirational housing stock, and 
development of the physical infrastructure to drive economic improvement.  
 

                                                            

2 Population Change – 2001-06, Forecasts 2006-12; Stoke-on-Trent – Neighbourhood Zones and Wards (January 2008) 
Knowledge Management Unit  
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3. Methodology  
 
The Local Area Needs Index 2008 has been produced following a review of local research and knowledge. 
The report includes an analysis of supply and demand issues, making use of internal information sources 
and, where appropriate, external information. The process has involved consultation with other council 
departments.  
 
The Local Area Needs Index assumes a demand for affordable housing in Stoke-on-Trent and identifies 
the priorities for the type, tenure and mix of affordable housing in the different ward areas, based on the 
affordable housing policy stated in the Supplementary Planning Document adopted in May 2008.  
 
For the purposes of this report affordable housing is defined as housing which;  

• Meets the needs of eligible households at a cost low enough for them to afford, determined in 
regard to local incomes and local house prices.  

• Includes provision for the home to remain at an affordable price for future eligible households, or, 
if these restrictions are lifted, for the subsidy to be recycled for alternative provision.  

 
For the purposes of this report the affordability threshold for home-ownership is considered as three 
times the gross household income.  
 
The city council is seeking to promote a range of affordable housing options across the city. Definitions of 
the main options available are provided below;  

• Social Rent (or General Needs Rent) – an affordable rent is a rent consistent with the 
Government’s rent restructuring formula and one which does not exceed the Housing 
Corporation’s Target Rent.  

• Shared Ownership – this option allows participants to purchase a percentage of the property for 
sale and pay rent on the remaining proportion.  

 
In order to ascertain the context of supply, demand and aspiration of housing need in the city various 
sources of information were interrogated to provide an overview of strategic context, existing stock 
provided by the Local Authority and CORE3 data on Housing Associations, housing need and specialist 
need.  
 
The information has been combined with planning policy, local masterplans and regeneration programmes 
in order to identify key priorities for areas.  
 
By studying the information provided, an overview of each of the ward areas has been developed which 
includes;  

• Existing housing type. 
• Household composition. 
• Minority ethnic group profile. 

                                                            

3 Continuous Recording is a method of collecting and distributing information on the supply and demand of social housing. 
Data is mandatory for Housing Associations with over 250 properties. CORE data does not currently include information 
from the city council.  
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• Average house prices and income levels. 
• Housing demand and aspirations.  

 
Summary ward profiles have been produced to support the Local Area Needs Index. Developers are 
encouraged to consider these in conjunction with this report and consider the most relevant type of 
affordable provision for their particular development.  
 
Reviewing the existing property types within the city against household composition helps determine the 
shortfall of any accommodation types. The quantity and type of community facilities also help to provide 
an understanding of the type of housing suitable in different locations.  
 
In looking at affordability of areas it may become evident from average house prices and incomes that 
certain tenure options may not be suitable or may require further flexibility in their delivery. Where 
appropriate these areas have been identified within the Area Based Assessments.  
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4. Strategic Context 
 
Development of affordable housing is a national and local priority. Government policy is outlined in the 
housing Green Paper and in PPS 34 and the accompanying guidance ‘Delivering Affordable Housing’. 
Locally the need to develop additional affordable housing units is recognised across all key strategic 
documents. The Local Area Agreement and emerging Housing Strategy also establish new affordable 
provision as a key priority for the city.  
 
The Local Area Agreement sets out a target of an additional 177 affordable properties to be delivered in 
2008/2009. Location of additional provision is also defined locally with strategic documents, most 
significantly within the business plan for the Housing Market Renewal Pathfinder which identifies priority 
areas to support regeneration locally.   
 
The key strategic documents in relation to affordable housing development have been identified below. 
Summaries of the key statement have been provided;  
 
• Corporate Plan 2007-2010 
“Excellent services, valued by customers” 

o Better outcomes for children and young people 
o Stronger, safer, cleaner and greener communities  
o Health and independence for adults 
o Economic development and enterprise 
o Improved service delivery and value for money 

 
• Community Strategy 2004-2014 
“A city that provides good quality housing with good job prospects and good wage levels. Where 
businesses are supported and new businesses are attracted to provide a diverse economy”. 

o To create a culture of enterprise and innovation and make Stoke-on-Trent a good place to do 
business.  

o To make Stoke-on-Trent an investment location by removing dereliction and unfit housing.  
o To provide new quality jobs for our communities.  
o To develop the physical infrastructure to drive economic improvement.  

 
• Stoke-on-Trent City Plan 2001 (saved policy HP2) 
The city council will encourage the provision of a variety of types of residential developments to meet a 
variety of housing needs including the special needs of the elderly, small households, low income groups, 
and handicapped and disabled people. It will normally favour developments involving a mix of 
accommodation type, size and tenure and will:  

o Support the provision of accommodation for small households in high density new build 
schemes near to town centres and the conversion to flats of appropriate residential property. 

o Support the conversion to residential use of appropriate under-used commercial property, eg, 
‘over the shop’;  

                                                            

4 Planning Policy Statement 3 – Housing  



 

 

stoke.gov.uk  13

o Seek negotiations with developers on larger sites to achieve the provision of an appropriate 
amount of affordable housing and other special needs housing. 

o Support the provision of affordable and other housing for special needs by housing 
associations and other agencies in various ways including the sale to them of council-owned 
land and financial aid. 

 
• Housing Strategy 2003/2006 

o Tackling poor housing conditions in the private sector. 
o Tackling housing market failure. 
o Tackling non-decent housing in the social sector. 
o Tackling social exclusion.  
o Promoting excellence in housing management.  

 
• West Midlands Regional Spatial Strategy (January 2008) 
In the Major Urban Areas of Birmingham/Solihull, the Black Country, Coventry and the North 
Staffordshire conurbation more development opportunities will be created to retain and attract people and 
investment primarily by: 

o Supporting the market renewal of residential areas in Birmingham/Sandwell and North 
Staffordshire currently suffering from low demand. 

o Tackling deprivation and creating employment opportunities in the five urban regeneration 
zones which cover parts of all the Major Urban Areas. 

o Protecting and enhancing the quality of urban environments. 
o Creating a balanced network of vital and vibrant town and city centres as the strategic focus 

for major retail, leisure and office developments. 
o Resisting peripheral expansion for housing but, in certain circumstances, allowing regionally 

important employment where this supports the urban renaissance. 
o Improving the quality of transport networks to reduce social exclusion, improve economic 

performance. 
o Facilitating a more sustainable pattern of development. 

 
• Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy – Submission Draft 

o Total new dwellings in Stoke-on-Trent to be built is 13,710 by 2026. 
o New housing will be focussed towards the inner urban core, including the City Centre and 

neighbourhoods within the RENEW ‘areas of intervention’. 
o A total of 645 additional units of accommodation to be delivered in 2008/2009 and 769 in 

2009/2010 (net of demolitions) in Stoke-on-Trent. 
 
• RENEW North Staffordshire – Business Plan (2008-2011) 

o Retain and attract population. 
o Balance the supply and demand for housing. 
o Transform the urban form and local environment.  
o Facilitate housing choice, and the provision of a quality housing stock.  
o Promote social cohesion and social mobility, to help achieve sustainable communities.  
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• Affordable Housing Supplementary Planning Document 
o Land owners and developers should assume that new residential development will be required 

to contribute towards affordable housing at a rate of 25% of the overall number of dwellings 
to be provided.  

o The general mix of affordable housing will be 50% for affordable rent and the remainder for 
intermediate rent, new build homebuy, a fixed equity discount or other appropriate model. The 
mix will be informed by the Local Area Needs Index.  

 
• Supporting People Strategy 2005-2010 
“To ensure that people’s support needs are properly addressed, that their views and ideas are valued and a 
choice of appropriate high quality housing support is made available to enable them to regain or retain 
maximum independence”.  
 
• Local Development Framework; Supplementary Planning Document  

(Inclusive Design Access for All) February 2008 
o The purpose of this document is to highlight the various requirements that exist in planning, 

accessibility and building regulation legislation in relation to accessible design with the aim of 
resolving any issues and conflicts early on in the development process.  

 
Information on where to find these documents in provided in appendix 1. 
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5. Local Knowledge and Research 
 
The ongoing development of a robust evidence base to support strategic decision making within the city is 
a priority. There has been local research on improving services to specific groups and meeting the housing 
and support needs of vulnerable groups.  
 
The key research and knowledge documents for affordable housing developments have been listed below 
with a summary of the key findings;  
 
• Council House Condition and Investment Needs Survey (2004) – David Adamson and Partners 

o 4.9% of council stock is unfit.  
o 9.7% of council stock does not comply with the Decent Homes Standard.  

 
• Private Sector Stock Condition Survey (2004)  and survey update (2007) – David Adamson and 

Partners 
o Survey Update 2007 - to assess stock condition data from the 2004 survey in line with Housing 

Health and Safety Rating System.  
o 23.2% of properties the private sector have a Category 1 hazard5.  
o 60.6% of properties in the private sector do not meet the Decent Homes Standard,  
o £446 million required to bring properties up to minimum standards.  
o Poor stock conditions are closely linked to pre-1919 terrace stock, private renting and flats.  
o The areas with the worst conditions are Burslem North, Burslem South, Hanley West and 

Shelton, Stoke and Trent Vale and Tunstall.  
 
• Housing Needs Survey (2004) – Outside Research and Development 

o Annual surplus of affordable housing of 988 units based on an entry level price of £40,000.  
 
• Supporting People Needs Mapping (2004) – Secta Starfish 

o Overall undersupply of supported housing options across the city.  
 
• Housing Needs Update (2005) – Outside Research and Development 

o Annual surplus of affordable housing of between 242 and 273 units based on an entry level 
price of £71,528.   

 
• Black and Minority Ethnic Communities and Asylum Seekers/Refugee Groups – Housing Needs and 

Aspirations (2005) – Demontford University 
o Over representation in unfit private properties and in older more deprived areas. 
o Under representation of people from minority ethnic communities applying for and living in 
o social housing. 
o Under-utilisation of supported housing services because of lack of awareness or 
o inappropriateness of the services available. 

                                                            

5 Category 1 hazards relates to those hazards that the city council has a duty to take action to resolve. Category 2 hazards 
are hazards the city council has some discretion in relation to taking action.  
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o An over-representation of people from minority ethnic communities who become homeless. 
o Fear and experience of racial harassment which limits housing options. 

 
• Housing Needs Update (2006) – Outside Research and Development 

o Annual need of between 494 and 676 units of affordable housing, based on an entry level price 
of £76,336.  

 
• The Dynamics of the Private Rented Sector in Stoke-on-Trent (2006) – Ecoted/Salford University 

o Increasing supply of private rented properties has lead to increased competition for properties 
at the low end of the market with many first time buyers being priced out of the market.  

o Rents are increasing with a rapid fall in the number of properties available for less than £350 
per month.  

o There has been a sharp decline in rooms available for rent which has resulted in difficulties 
finding accommodation for single people on Housing Benefit/Local Housing Allowance.  

 
• Supply and Demand Mapping for Housing and Accommodation for Older People in Stoke-on-Trent 

(2007) - PDW 
o There is a general under supply of housing and accommodation suitable for older people in the 

city.  
o There is significant need for bungalows, particularly with more than one bedroom, and extra 

care facilities.  
o Current housing does not meet the aspirations of older people in the city, particularly in 

relation to size, location and affordability.  
 
• Review of EU Accession State Migrants in North Staffordshire (July 2007) – Arc4 

o Influxes of new households from the EU Accession States tend to be young households, 
usually single people or small families. 

o Migrant households tend to be accommodated within the private rented sector.  
 

• The Demand for Council Housing in Stoke-on-Trent – A Discussion Paper (2007) – Salford 
University/Nevin Leather Associates 

o Analysis of the numbers on the waiting list indicates that numbers being added to the housing 
register annually are relatively consistent. Increases have been caused largely by reduced stock 
and dramatic falls in numbers of lettings.  

o There is increasing demand from young people, the 18-24 age group has one of the longest 
waiting times.  

o Very long waiting times are evident for older people wanting larger bungalows.  
 
• City of Stoke-on-Trent Economic Profile 2008 (December 2007) – Knowlesge Management Unit 

o The value of the city’s economy (Gross Value Added) increased by one-fifth between 1997 and 
2004 compared with 40% increase in the UK economy as a whole.  

o Average personal incomes are some 30% below the national average.  
o Both average and middle house prices are consistently the lowest in the West Midlands.  

 
• Housing Provision for Young People in Stoke-on-Trent (2007) – Housing Enabling Team 

o Housing options for vulnerable groups of young people are very limited across the city.  
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o Young people face particular issues accessing social housing due to lack of supply and private 
rented accommodation due to Housing Benefit/Local Housing Allowance restrictions.  

o Additional support required to enable young people to access housing across all tenures.   
 
• Housing and Support Needs of Vulnerable Young People in Stoke-on-Trent (2008) – IFF Research 

o Overall lack of affordable housing options for young people in the city.  
o Low awareness and understanding of different housing options.  

 
• Demand for Sheltered Accommodation among Black and Minority Ethnic Older People (2008) – 

Salford University 
o Evidence  of demand for extra care accommodation which is culturally sensitive to the needs 

of minority ethnic households.  
 
• Housing Related Support Needs of Black and Minority Ethnic communities (2008) – Salford 

University 
o There is an increasing need for services in the city to be more reflective of the growing 

diversity in the area.  
o Services should be ‘tested’ to ensure that there is equal access for all sections of the community 

and that they are sensitive to cultural needs of different community groups.  
o Priority is given to the strategic development of appropriate housing and support services for 

older members of the minority ethnic community.  
 
• North Housing Market Area – Housing Market Assessment (2008) – Outside Research and 

Development  
o Annual shortfall of 527 units of affordable housing in Stoke-on-Trent.  
o Shared Ownership is considered as a viable option for many households in the city.   
o Each of the areas within the sub-region (Stoke-on-Trent, Newcastle, Stafford, Staffordshire 

Moorlands and East Staffordshire) currently have a shortfall in relation to affordable housing.  
 
• The Relationship between Deprivation, Worklessness and Social Housing Estates in Stoke-on-Trent: 

A Comparative and Historical Analysis (2008) – Nevin Leather Associates  
o There is a strong correlation between worklessness and deprivation on the social housing 

estates in the city.  
o The trend analysis indicates that deprivation and worklessness across the estates is worsening 

and significant intervention is required.  
 
• North Housing Market Area Gypsy and Traveller Accommodation Needs Assessment (2008) – 

Salford University 
o An additional 29 residential units required for Gypsies and Travellers by 2012.  
o An additional 10 transit pitches required by 2012. 
o The need for additional pitches is expected to continue to grow up to 2026.  

 
• Recent Changes in the Housing Market in Stoke-on-Trent – A Review of Key Issues (2008) – Nevin 

Leather Associates  
o Evidence indicates that households show a strong preference to stay in an area they are 

familiar with and tend not to move far, even within the city boundary.  
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Information on where to find these documents is provided in appendix 2. 
 
Future Research 
 
• Housing People with Complex Needs (Expected Summer 2009)  

o Review of the housing needs of vulnerable groups of people facing homelessness, 
particularly women engaged in street prostitution, offenders and drug and alcohol users.  

 
• Housing Needs of People with Learning Disabilities (Expected Autumn 2008)  

o Review of the housing needs of people with learning disabilities.  
 
• Private Sector Stock Condition Survey (Expected Autumn 2009)  

o Survey of the conditions of the private sector stock in the city including as assessment 
against the Housing Health and Safety Rating System and energy efficiency.  

 
The above documents will be published on www.stoke.gov.uk when they are complete. 
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6. Housing Supply 
 
There are over 111,000 properties across Stoke-on-Trent, around 19,000 of which are owned and managed 
by the city council. An additional 6,000 properties are managed by local housing associations. The council 
stock is situated mainly on large estates in the suburbs of the city.  
 
Private stock is concentrated in the urban core of the city, where there are large numbers of terrace 
properties. The city’s housing stock is comprised of 30 % terraces, a legacy of the industrial heritage of the 
city.   
 
Local Authority 
 
The city council is a stock retaining authority with over 19,000 properties across the city. As a result the 
city council is, by far, the largest social landlord in the area. The majority of council stock in the city is two 
and three bed family houses built on large suburban estates. Only 16.5% of the stock is flats and 18.4% 
bungalows. There is also a minimal supply of larger family properties (four, five and six bedrooms). 
Numbers of one bedroom flats is very low, constituting only 5.3% of the total stock6.  
 
Demand for council properties has outstripped supply for a number of years resulting in a rising number 
of people on the Housing Register, increased waiting times and poor availability of properties for those in 
low priority groups. Loss of stock through Right to Buy sales, changing affordability of owner occupation 
and private renting, as well as longer tenancies and reduced turnover have all exacerbated the problems.  
 
Changes in the financial climate will have to be closely monitored in coming months to assess the impact 
of the mortgage shortage on the demand for council properties.  
 
Areas with the highest concentrations of council properties are large estates on the periphery on the city 
within Abbey Green, Weston and Meir North, Blurton, Bentilee and Townsend and Chell and Packmoor. 
Evidence shows that areas with high concentrations of social housing are closely correlated to high levels 
of worklessness, deprivation and poverty7. The diversification of tenure and type of the stock profiles 
within these areas is a key priority for the city council in order to ensure that the communities are 
sustainable in the long term.  
 
 
 
 
 
 
 

                                                            

6 A full breakdown of council stock for each ward is available in appendix 3.  
7 The Relationship between Deprivation, Worklessness and Social Housing Estates in Stoke-on-Trent: A Comparative and 

Historical Analysis (2008) 
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Ward 
Number of Council 

Properties 
Proportion of Total 

Council Stock 
Abbey Green 1317 6.72 
Bentilee & Townsend 1722 8.79 
Berryhill & Hanley East 856 4.37 
Blurton 2039 10.41 
Burslem North 1147 5.85 
Burslem South 891 4.55 
Chell & Packmoor 1359 6.94 
East Valley 1035 5.28 
Fenton 715 3.65 
Hanley West & Shelton 307 1.57 
Hartshill & Penkhull 407 2.08 
Longton North 869 4.43 
Longton South 848 4.33 
Meir Park & Sandon 997 5.09 
Northwood & Birches Head 706 3.60 
Norton & Bradeley 1106 5.64 
Stoke & Trent Vale 794 4.05 
Trentham & Hanford 263 1.34 
Tunstall 887 4.53 
Weston & Meir North 1330 6.79 
Grand Total 19595 100.00 

    Table 1.1 - Council Stock at 17/03/2008 
 
Housing Association/Registered Social Landlord (RSL)  
There are 5,963 housing association or RSL properties in the city8 constituting 5.4% of the total stock. 
Currently, there is no reliable information on the types of properties available through Housing 
Associations however previous research indicates that the majority of properties are two and three 
bedroom houses.  
 
Figure 2.2 indicates the spread of Housing Association properties across the city. While Housing 
Association properties tend to be more concentrated towards the city centre there is significant supply in 
Abbey Green and Bentilee and Townsend which will need to be considered within any assessment for 
further stock diversification.  

                                                            

8 HSSA, 2006/7 
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    Figure 2.2 – Map of Housing Association owned properties (April 2007)   
 
Information provide by CORE9 indicates that Housing Associations are letting the majority of properties 
to single adult households. Some properties available through local Housing Associations are available to 
special needs groups and may not be suitable for general needs.  
 

Household Type 
Number of 

Lettings 
Percentage 

Single Older Person (aged 60 or over)  28 4.9 
Older Couple (at least one aged 60 or over) 14 2.4 
Single Adult (aged 16 to 59) 323 56.5 
2 Adults (both 16 to 59), no children 54 9.4 
One adult with at least One Child (under 16)  83 14.5 
Two (or +) Adults & at least One Child (under 16) 44 7.7 
Other 26 4.5 
Total  572 100 
Table 02 - CORE Annual Report for Stoke-on-Trent April 2006 to March 2007  

                                                            

9 CORE Data is only collected by Housing Associations with over 250 properties in the area as such not all lettings and 
stock information is available.  
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Intermediate Tenure 
 
Stoke-on-Trent City Council is working with local Housing Associations, RSL’s and developers to provide 
a range of affordable housing options in the city, including shared ownership options. Locations of these 
properties tend to be concentrated around the urban core of the city in order to support the delivery of 
regeneration programmes for the city centre (see appendix 4). These areas will include Hanley West and 
Shelton, Berryhill and Haley East and Burslem South. 
 
The city council has robust monitoring arrangements in place to ensure ongoing progress in relation to the 
delivery of affordable housing. The numbers of units delivered and planned form part of the evidence 
base to assess future need and demand for affordable housing in the city.  
 
Work is continuing to deliver a range of affordable housing options. The city council are keen to explore 
the potential for new and innovative products.   
 
Private Sector  
 
Across the city there are approximately 85,400 private sector properties10. This includes both owner 
occupied and private rented properties. Areas with the highest levels of private sector housing include 
Trentham and Hanford (92.72%), Hartshill and Penkhull (86.69%) and Northwood and Birches Head 
(84.7%). In comparison Bentilee and Townsend and Blurton wards have significantly lower levels of 
private sector stock (54.25% and 60.27% respectively), which is associated to high levels of benefit 
dependency, social housing and depriavation in these areas.  
 
Stock condition in the private sector is generally poor, with 23.2% of all private sector stock estimated to 
exhibit a Category 1 hazard. Highest rates of Category 1 failure are associated with Tunstall, Stoke and 
Trent Vale, Burslem North and Burslem South11.  
 
Rates of category 1 failures are significantly higher in the pre-1919 stock with 43.8% of this stock 
exhibiting this level of hazard.  
 
Historically house prices in the city have been low, and as such even households on relatively low incomes 
have been able to purchase a property if they wished. Recent increases in house prices have resulted in low 
income households finding it harder to find suitable properties to buy in the area. Those properties which 
remain affordable to low income households will generally be of the poorest condition and require 
additional investment to bring them up to an appropriate standard.  This investment will not be accounted 
for with calculations of affordability but must be considered in the wider context.   
 
Home Ownership  
 
The majority of households (64.09%) in city own their own property12, either outright or with a mortgage. 
Owning a property in the city was, until fairly recently, an affordable housing option for many households. 

                                                            

10 HSSA 2006/07 

11 Private Sector Stock Condition Survey Update (2007)  
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Recent increases in house prices across the city have been rapid, with the average property now costing 
almost £100,000.  
 

Average Property Price 
 Detached Flat Semi Terrace  Total  
Abbey Green £175,400 £52,900 £98,858 £76,414 £99,009 
Bentilee & Townsend £142,556 £44,500 £81,223 £72,617 £82,230 
Berryhill & Hanley East £152,124 £70,344 £101,857 £75,419 £84,699 
Blurton £188,023 £90,754 £96,956 £90,555 £103,973 
Burslem North £137,751 £109,686 £88,077 £70,030 £80,518 
Burslem South £128,350 £123,492 £93,468 £63,841 £84,005 
Chell & Packmoor £160,675 N/A £103,533 £82,031 £106,403 
East Valley £181,425 £106,652 £116,976 £105,719 £120,274 
Fenton £117,115 £72,645 £95,451 £68,229 £75,280 
Hanley West & Shelton £167,789 £92,250 £112,976 £75,236 £87,866 
Hartshill & Penkhull £169,430 £99,406 £125,521 £93,964 £110,779 
Longton North £149,357 £70,590 £105,533 £81,648 £103,690 
Longton South £175,319 £81,188 £118,183 £72,172 £106,523 
Meir Park & Sandon £171,805 £87,408 £106,842 £85,852 £125,405 
Northwood & Birches Head £155,525 £67,699 £101,670 £72,133 £87,489 
Norton & Bradeley £167,829 £153,564 £100,053 £88,984 £110,581 
Stoke & Trent Vale £144,531 £103,219 £109,235 £79,160 £91,690 
Trentham & Hanford £181,473 £93,750 £132,358 £109,533 £147,316 
Tunstall £141,837 N/A £95,926 £71,986 £85,661 
Weston & Meir North £148,593 £26,320 £95,557 £70,125 £96,793 
Stoke-on-Trent  £165,496 £100,442 £105,130 £76,508 £98,167 

Table 1.3 - Land Registry 2006/2007 – provided by Knowledge Management Unit 
 
Data from CACI Ltd indicates that household incomes in the city have persistently been some 20% lower 
than national averages13. With rapid rises in house prices since 2002, an increasing number of households 
would find it difficult to buy a property at the average house price within the 3.0 mortgage multiplier 
offered by the standard mortgage package. In 19 out of the 20 wards the average mortgage multiplier 
required falls over this 3.0 threshold.  
 
Office for National Statistics data from Registry Trust Ltd indicates that Stoke-on-Trent has the second 
highest level of County Court Judgements (CCJ) per 1000 head of population in England and Wales, 
While the level of the outstanding debt against the CCJ was one of the lowest in the country (£1,089) this 
is proportionate with low incomes and difficulty managing any additional level of debt14.  
 
 
 
                                                                                                                                                                                                           

12 Census 2001 
13 Local research indicates that personal incomes fall some 30% below national averages.  
14 City of Stoke-on-Trent Economic Profile 2008 (Knowledge Management Unit)  
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Ward 
Average Property 

Price15 
 

Average Income 16 
Required Mortgage 

Multiplier 

Abbey Green £99,009 £25,481 3.9 
Bentilee & Townsend £82,230 £24,069 3.4 
Berryhill & Hanley East £84,699 £23,724 3.6 
Blurton £103,973 £25,804 4.0 
Burslem North £80,518 £25,819 3.1 
Burslem South £84,005 £24,765 3.4 
Chell & Packmoor £106,403 £28,536 3.7 
East Valley £120,274 £28,372 4.2 
Fenton £75,280 £26,035 2.9 
Hanley West & Shelton £87,866 £24,402 3.6 
Hartshill & Penkhull £110,779 £31,445 3.5 
Longton North £103,690 £30,009 3.5 
Longton South £106,523 £27,512 3.9 
Meir Park & Sandon £125,405 £32,311 3.9 
Northwood & Birches Head £87,489 £28,304 3.1 
Norton & Bradeley £110,581 £25,805 4.3 
Stoke & Trent Vale £91,690 £27,147 3.4 
Trentham & Hanford £147,316 £35,704 4.1 
Tunstall £85,661 £26,005 3.3 
Weston & Meir North £96,793 £26,435 3.7 
Table 1.4 – Affordability by ward area (2006/2007)  
 
Private Renting  
 
In recent years the city has seen an increase in levels of private renting, with investors taking opportunities 
to buy properties at a time when prices were increasing rapidly. For many households private renting 
represents a viable alternative housing option as the sector offers accessible accommodation in locations 
across the city, with a variety of property types available.  
 
Since 2002 the city council has managed a successful private landlord accreditation scheme in partnership 
with the North Staffs Landlords Association. In 2007 this scheme was rolled out across the North 
Staffordshire region to include Staffordshire Moorlands, Newcastle-under-Lyme and Stafford.  
 
The largest proportion of accredited properties falls in the Hanley West and Shelton area. This is largely 
because of the proximity of the University and the availability of student accommodation in this area. 
There are also significant numbers of accredited properties in Stoke and Trent Vale,  Burslem South, 
Fenton and Tunstall; all of which are areas with high numbers of pre-1945 terrace properties.  
 

                                                            

15 Land Registry -  2006/2007 
16 CACI - 2007 
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The Private Sector Stock Condition Survey (Update 2007) indicates a correlation between private renting 
and poor stock condition. 35.8% of private rented properties showed evidence of a Category 1 hazard 
compared to 22.9% of owner occupied properties.  
 

Ward HMO 
Single 

Household 
Student 
House 

Grand Total 

Abbey Green  16  16
Bentilee & Townsend  65  65
Berryhill & Hanley East 3 76 16 95
Blurton 1 25  26
Burslem North  116 1 117
Burslem South 17 180 2 199
Chell & Packmoor  10  10
Fenton 4 151 4 159
Hanley West & Shelton 32 123 332 487
Hartshill & Penkhull 6 94 38 138
Longton North  27  27
Longton South 1 77  78
Meir Park & Sandon  51  51
Northwood & Birches Head 5 110 1 116
Norton & Bradeley  17  17
Stoke & Trent Vale 12 191 52 255
Trentham & Hanford  6  6
Tunstall 4 144  148
Weston & Meir North  31 1 32
Grand Total 85 1510 447 2042
Table 1.5 - North Staffs Landlord Accreditation Scheme, November 2007 
 
Research undertaken in 2006 which explored the changing dynamics of the private rented sector identified 
a sharp decrease in the numbers of lodgings and single room accommodation available to let. There has 
also been a significant increase in the average price of properties available in the city (Figure 2.3).  
 
The changes in the availability of single room accommodation will have the greatest impact on young 
people living alone. Housing Benefit/Local Housing Allowance regulations mean that full rent will not be 
paid on a two bed terrace for a single person leaving a shortfall in the rent which will need to be paid by 
the tenant.  
 
Rent levels have also changed significantly since 1995 with a very sharp reduction in the number of 
available properties for rent below £350 per month (Figure 2.4). While private renting has also been seen 
as an affordable option in the city the evidence suggests that this is changing and good quality, affordable 
houses in the sector are becoming more difficult to find.  
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Figure 2.3 – Details of properties advertised in the Sentinel for the first week in November. 
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Figure 2.4 – Details of properties advertised in the Sentinel for the first week of November 
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Increasing numbers of landlords operating in particular areas of the city has also led to competition for 
properties previously bought by First Time Buyers. While competition is essential to ensure a thriving 
housing market the impact on affordability for new households must be recognised.  
 
Changes in the economic climate recently may have a greater impact on the Buy to Let market than on 
owner occupiers, with landlords struggling to manage periods of vacancy. The impact of this will have to 
be closely monitored in coming months to ensure that the housing market can sustain any changes.  
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7. Housing Need and Demand 
 
Housing need in the city is most clearly evidenced in the numbers of households presenting as homeless 
and those in unsuitable accommodation. In addition the numbers of households listed on the housing 
register provide an indication of households requiring affordable housing.  
 
• Homelessness 
The city council undertook a major re-structure of homelessness and allocations services in 2006 to 
develop the Housing Solutions Team. While this team retains the statutory obligations in relation to 
homelessness the service has been expanded to incorporate the provision of housing advice to any 
resident. This includes help accessing the private rented sector, help with shared ownership and access to 
social rented or specialist housing.  
 
Since the introduction of this service homeless acceptances have begun to fall – with 469 households 
being accepted as priority need homeless in 2006/2007, compared to over 800 in 2004/2005. Of these 
households 298 households included at least one child.   
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 Figure 2.5 – Numbers of Households Accepted as Priority Homeless (P1E Data) 
 
As at April 2007 there were over 650 (7.6%) households on the Housing Register who stated they had No 
Fixed Abode. The vast majority (77.2%) were single people, often staying with friends and relatives on a 
short term basis until they find more permanent accommodation. Recent research has also suggested that 
this group are likely to spend occasional nights sleeping rough in the city.   
 
• General Need  
Appendix 5 identifies the demand for different property types from households currently listed on the 
Housing Register. While the areas identified relate to the current address of households rather than areas 
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they may aspire to move to, recent research conducted locally indicates that, in the main, households 
prefer to stay in the area they currently live in and areas close by with which they are familiar.   
 
The majority of households on the Housing Register require older persons accommodation, 2 bed family 
accommodation and single person accommodation.  
 

 
  Figure 2.6 – Numbers of Households listed on the Housing Register (April 2007) 
 
The areas with the highest numbers of households on the Housing Register are Bentilee and Townsend 
and Tunstall. There is also significant demand in Meir North, Burslem South and Abbey Hulton.  
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• Specific Needs  
There is evidence of increasing demand for single person accommodation in the city, however the needs 
of households within this group vary considerably and there is no single housing solution. 
Accommodation for single person households will need to incorporate the needs of young people, elderly 
people, separated parents who may have some residential contact with children and minority ethnic 
households, particularly migrant workers and asylum seekers.  
 
Evidence from the Housing Register indicates that the vast majority (77%) of households listed as having 
No Fixed Abode require single person accommodation. This has a significant impact on levels of 
homelessness and demand for specialist accommodation in the city.  

Property Type required by Households on 
Housing Register Listed as No Fixed Abode 

77%

5%
4%

1%
13%

Elderly 1 Bed

Family 2 Bed
Family 3 Bed
Single 1 Bed

Unclassified

 
Figure 2.7 – The property type required by Households on the Housing Register (April 2007) who are listed as having 
No Fixed Abode 
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Abbey Green 16   3 32 10 15 2 6 1 1 4 2   92
Bentilee & Townsend 17 3 27 29 14 23 5 7 6  2 5   138
Berryhill & Hanley East 32 1 8 27 15 12 1 10 3  8 16   133
Blurton 59   1 45 24 19 10 27 3  6 4   198
Burslem North 26 1 2 36 16 14 1 10 7 1 13 20   147
Burslem South 26 9 14 31 46 14 8 10 7  9 35   209
Chell & Packmoor 25   1 47 11 15 4 10    3 3 1 120
East Valley 19    24 16 6 4 9 1  6 7   92
Fenton 12 1 5 35 17 14 5 1 1  12 20   123
Hanley West & Shelton 9 92 18 24 51 10 7 9 8 1 6 35 1 271
Hartshill & Penkhull 3 47 6 13 14 2 7 3 6  3 14   118
Longton North 11 6 6 29 9 17 7 10 4 1 10 8   118
Longton South 6 4 6 22 14 12 1 3 2  9 14   93
Meir Park & Sandon 14   3 28 12 16 3 9 4  5 11   105
Northwood & Birches 
Head 33 5 2 19 28 16 4 11 4  13 15   150
Norton & Bradeley 23 1 3 28 8 17 5 13 4  7 3   112
Stoke & Trent Vale 19 6 4 22 26 15 3 13 11  14 26   159
Trentham & Hanford 2    7 8 5 2      4 2   30
Tunstall 11 2 8 21 19 13 2 6 4  11 20   117
Weston & Meir North 31   1 47 11 13 2 19 6  6 4   140
Out of Area 1 10 15 66 20 16 7 2 20 18 11 26   212

No Fixed Abode    7   5 74 15
39
1   19 1   2   514

Grand Total 
39
5 

19
5 

13
3

63
7

46
3

29
9

48
1

18
8

12
1 23 

16
2 

29
2 2

339
1

Table 1.6 – Current tenure of households on the Housing register in need of Single Person Accommodation (April 2007)  
 
 
While information from the Housing Register indicates where households currently reside it is a useful 
indication of where levels of demand are most significant. For single people the greatest demand comes 
from Hanley West and Shelton. Burslem South and Blurton. There is also significant demand from outside 
of the area, which perhaps reflects changing affordability across the region.  
 
There are a number of key groups who have specific housing needs which will need to be considered 
when planning the supply of affordable housing in the city. The key groups and their needs have been 
identified in the following sections with summaries of potential demand.  
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Minority Ethnic Households  
 
The numbers of minority ethnic households in the city is increasing with rising number of migrants, 
particularly from Eastern Europe, settling in the city. This increase is reflected in changing demand on the 
city council’s Housing Register.  
 
Research has indicated that the established minority ethnic communities, largely from Pakistan, Poland 
and India, prefer to own their own properties, often requiring larger properties in order to house an 
extended family17.  Ethnic minority households will often prefer to be housed in areas they are familiar 
with and which are perceived as ‘safe’.  
 

Table 1.7 – Ethnicity of households on the Housing Register (April 2007)   
 
New migrants have different housing needs, in some cases cheap accommodation is the priority in order 
to maximise the amount of money they have to send home.  Often this is short term housing for migrants 
undertaking seasonal work. This type of accommodation is largely provided by private landlords18.  
 
Specific ethnic groups can have particular cultural or religious needs from their home. For example some 
Asian groups will require a minimum of two reception rooms, one for males and females. Kitchens and 
Bathrooms may also require particular specifications in order to meet the cultural needs.  
  
The recent Gypsy and Traveller Accommodation Needs Assessment indicated the need to provide an 
additional 29 residential pitches by 2012, plus an additional 10 transit pitches. A total of 76 residential and 
transit pitches are required by 2026.  
 
 
 

                                                            

17 Black and Minority Ethnic Communities and Asylum Seekers/Refugee Groups – Housing Needs and Aspirations (2005) 
18 Review of EU Accession State Migrants in North Staffordshire – July 2007 

Household on the Housing Register 
(April 2007) 

Ethnicity Elderly Family Single Mobility Not Known 
White British 1258 2909 2737 18 177
Total Asian  16 166 115 0 5
Total Black 10 71 141 0 9
Mixed  1 29 34 1 2
Chinese 0 3 7 0 0
Other  4 71 147 0 13
Null/Question Refused  98 177 188 0 8
White - Other Groups 5 46 34 0 10
Total BME  134 563 666 1 47
Total BME Excl Null 36 386 478 1 39
Total 1392 3472 3403 19 224
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Older People  
 
As at April 2007, 16.4% of households registered on the city council Housing Register required 
accommodation suitable for an elderly household, with greatest demand coming from households in 
Burslem South, Tunstall and Berryhill and Hanley East. 
 
Research undertaken in 2007 identified a shortage of accommodation suitable for older people across the 
city. Many of the council owned bungalows are also very small and do not meet the space standards 
required, particularly for those with mobility problems.  The majority of council owned bungalows are 
considered as difficult to let.  In addition current sheltered provision is increasingly unpopular with older 
people in the city. 
 
There is evidence of particular need for more specialist accommodation for older people across the city, 
with Extra Care schemes and Retirement villages being very popular locally.  While there is potential for 
PFI19 funding to provide around 500 mixed tenure Extra Care units in key locations across the city, this 
level of development will not be sufficient to meet current and future demand and additional 
developments will be required.  
 
Young People  
 
Accessing suitable, good quality and affordable housing in the city has become an increasing problem for 
young people. The increasing cost of the private rented sector is likely to have the greatest impact on 
young people, which is perhaps evident in the rising numbers of single people registering for council 
accommodation.   
 
While the numbers of single young people registering for council properties has increased over the past 
few years the numbers of properties available to them has reduced. As demand for council properties has 
increased the allocations to properties have become more stringent. Single people will now rarely be 
allocated a two bed-roomed property, they may therefore have to wait longer for a one-bedroom property 
to become available.  
 
In addition the city has a very low proportion of flats and one bed properties available in the private 
sector. The changes in the benefit system to Local Housing Allowance will have the greatest impact on 
single person households, and young people particularly. Ongoing updates on local rents indicate that the 
majority of shared room accommodation, the type for which young single people would be eligible to 
receive Local Housing Allowance payment, typically costs between £250 and £350 per month. In 
comparison the Local Housing Allowance will pay only £238.33 per month20.  
 
 
 
 

                                                            

19 PFI (Private Funding Initiative) is a Government programme which provides private sector funding to support public 

services.  
20 Correct at April 2008 
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Specialist/Other Need  
 
The city offers a range of supported housing options, largely provided by local Housing Associations, 
supported financially by the local Supporting People programme. Supported housing is available for 
homeless people, older people, drug users, women fleeing domestic violence and teenage parents.  
 
Local research and consultation with providers suggests that demand for supported housing far outstrips 
supply. Issues related to a lack of affordable move-on accommodation are a significant problem, 
particularly for hostels accommodating homeless households. 
 
In meeting its statutory duties the city council will consider the potential of sites to meet the needs of a 
range of groups, subject to demand. Examples of groups with additional housing support need include;  

o People with sensory or physical disability. 
o People with learning disabilities.  
o People fleeing domestic violence. 
o Teenage parents. 
o People with drug or alcohol dependency.  
o People with mental health difficulties.  
o Mentally disordered offenders.  
o Rough sleepers.  

 
The current priorities for the city council include providing additional supported accommodation for 
people with learning disabilities, people with complex needs, young people with chaotic lifestyles and 
offenders.  
 
The aim is to ensure a spread of supported housing options across the city which are easily accessible and 
meet the range of needs of vulnerable groups. Accommodation for older people is a particular issue in the 
city and is a key priority for all areas.  
 
Provision of supported accommodation and housing related support is funded through the Supporting 
People programme. This is a national programme which is managed locally to ensure local needs are met. 
Stoke-on-Trent receives in the region of £5.3 million in Supporting People funding, however this does not 
meet the level of need in the city. Table 1.8 details the services and accommodation funded through the 
Supporting People programme.  
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

stoke.gov.uk  35

Client Group 
Number of 

Accommodation Based 
Units 

Number of Floating 
Support Based Units 

Older People 1033  
Homeless Families 21 4 

Homeless Single People 311 64 
Offenders 33  

Physical/Sensory Disability 27  
Alcohol misuse 12 6 

Drug dependency 10  
Learning Disabilities 16 3 

Mental Health Problems 125  
Refugees 32 7 

Teenage Parents 11 104 
Victims of Domestic Violence 13 5 

Generic  173 
 Table 1.8 – Supported housing services funded through the Supporting People programme (June 2008) 
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8. Area Based Assessments 
 
The following section provides an overview of each ward area to establish what affordable housing is 
required in different localities with the aim of creating balanced, sustainable communities.  This is based 
on a combined assessment of identified local need, local understanding of households in the area, the local 
housing market and existing and proposed community facilities.  
 
The overview helps to identify the type, tenure and mix of affordable housing required within each of the 
wards. In addition to these, additional supported housing options are a priority for the city and 
consideration for the suitability of schemes will be based on individual site assessments.  
 
• Abbey Green 

  
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07)  

£175,400 £98,858 £76,414 £52,900 

Number of Sales per annum 
(2006/07) 

15 88 44 3 

Average Household Income  
2007 

£25,481 

Affordability Ratio 6.9 3.9 3.0 2.1 
Table 1.9 – Key Statistics for Abbey Green  
 
Abbey Green is an area of higher than average social renting (27.89% of households rent from the council 
and 7.88% rent from an RSL21). Current applications on the Housing Register indicate there is significant 
demand for 2 bed family accommodation, single person accommodation and one bed elderly 
accommodation.  
 
There are six primary schools within the ward boundary and there are two high schools within the 
neighbouring wards (which will be unaffected by the school restructures) making the area suitable for 
families.   
 
Affordability is a problem for households needing larger properties and households on lower quartile 
incomes. While terrace properties are among the most affordable in the area the level of stock is relatively 
low with only 44 terrace properties sold during 2006/2007.  
 
Key Issues and Priorities;  

o Abbey Green is an area with significant levels of social rented properties, the majority 
of which comprise 2 and 3 bedroom houses.  

o There is a clear need in the area to diversify the type and tenure of the stock in order to 
develop a more balanced and sustainable area.  

o Affordable accommodation for older people is required.   

                                                            

21 Census 2001 
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• Bentilee and Townsend  
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£142,556 £81,223 £72,617 £44,500 

Number of Sales per annum 
(2006/07) 

9 92 39 2 

Average Household Income 
2007 

£24,069 

Affordability Ratio 5.9 3.4 3.0 1.8 
Table 1.10 – Key Statistics for Bentilee and Townsend 
 
Properties in the Bentilee and Townsend area are predominantly social sector, with council and RSL 
properties accounting for 45.76% of the stock in the area. Local masterplans have identified the need to 
diversify tenure and type of properties across the area.   
 
Incomes in the area are generally low (£24,069) and as such affordability is a problem. In addition to this, 
availability of properties to buy is very low across the ward with only 142 sales during 2006/07.  
 
There are a significant number of households registered for council properties from the Bentilee and 
Townsend area, with greatest demand for two, three and four bed family houses, one and two bed 
bungalows and single person accommodation.  
 
Key Issues and Priorities;  

o Bentilee and Townsend is an area predominated by social housing stock. 
o There is an identified need to increase the supply of larger (4 and 5 bed) affordable 

properties in the area.  Initially this is likely to be affordable rented accommodation. 
o There is also a need to diversify tenure with the inclusion of shared ownership or other 

intermediate accommodation.  
o Affordable accommodation for older people is also required. 

 
• Berryhill and Hanley East  
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£152,124 £101,857 £75,419 £70,344 

Number of Sales per annum 
(2006/07) 

12 104 148 85 

Average Household Income 
2007 

£23,724 

Affordability Ratio 6.4 4.3 3.2 3.0 
Table 1.11 Key Statistics for Berryhill and Hanley East  
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The majority (56.2%) of properties in this area are owner occupied. Almost one third of households 
(28.9%) are classed as elderly, while single person households account for 37.29% of all households22.  
 
Households registered on the council waiting list from the Berryhill and Hanley East area indicate greatest 
demand for older persons accommodation, either one or two bed, family houses and single person 
accommodation.  
 
Incomes in the area are generally low (£23,724) and lower quartile incomes are very low (£12,894) as such 
affordability for all property type is an issue.  
 
Properties in the area are generally in good condition, with only 6.0% of private sector properties showing 
evidence of a Category 1 hazard23.  
 
Key Issues and Priorities; 

o The Berryhill and Hanley East area is close to the city centre and developments are 
focussed on regenerating the canal area.  

o The focus of development should be in the City Waterside area in order to support the 
RENEW North Staffordshire programme. 

o There is a specific need for affordable family accommodation, including both 
affordable rented and affordable home ownership provision. 

o Development of additional apartments is likely to focus on the high end of the market 
and consideration will need to be given as to how to affordable rented apartments, 
particularly one bedroom apartments, can be delivered in a sustainable way. 

o  Affordable accommodation for older people is also required. 
 
• Blurton  
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£188,023 £96,956 £90,555 £90,754 

Number of Sales per annum 
(2006/07) 

20 137 29 25 

Average Household Income 
2007 

£25,804 

Affordability Ratio 7.3 3.6 3.5 3.5 
Table 1.12 – Key Statistics for Blurton 
 
Blurton has the greatest proportion of council owned stock with over 2,000 council properties. As a result 
of this there is an over representation of semi-detached properties in the area. Recent masterplans in the 
area highlight a need for additional affordable family accommodation to allow young families to remain in 
the area. Local residents also highlighted the need for additional bungalows for older people.  
 
                                                            

22 Census 2001 
23 Private Sector Stock Condition Survey – Update 2007 
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There is a high level of demand for council properties from households living in the Blurton area for two 
and three bed family houses and bungalows. In addition there is very high demand for single person 
accommodation.   
 
The area is popular with families as there are three primary schools in the local area and the nearest high 
school is converting to an academy in 2012 following significant investment. There is also a local 
Children’s Centre and good access to shops, churches and post offices.  
 
Affordability is above the 3.0 house price/income ratio for all property types. In addition availability of 
small properties or larger detached properties to buy is a significant problem. Of the 211 sales in 2006/07 
65% were for semi-detached properties.  
 
Key Issues and Priorities;  

o Blurton is a popular area with families, however the availability of affordable family 
properties to buy is poor. There is a clear need to diversify the tenure in order to enable 
young families to buy properties and remain in the area.  

o Provision of accommodation suitable for single person households.  
o Provision of additional affordable family housing across the Blurton area is a key priority 

with particular emphasis on diversifying tenure and type.  
o Increased shared ownership options for young families, particularly for 2 and 3 bed-

roomed houses. 
o Additional bungalows required as current stock is low and does not meet the aspirations of 

older people in the area. 
 
• Burslem North  

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£137,751 £88,077 £70,030 £109,686 

Number of Sales per annum 
(2006/07) 

17 94 180 7 

Average Household Income 
2007 

£25,819 

Affordability Ratio 5.3 3.4 2.7 4.2 
Table 1.13 – Key Statistics for Burslem North 
 
There is significant demand for family houses from households in the Burslem North area evident from 
the Housing Register. There is clearly a need for two, three and four bed houses. In addition there is also 
significant demand for older persons accommodation (either one or two bed) and to a lesser extent single 
person accommodation.  
 
There is a slightly higher than average rate of owner occupation in Burslem North (66.68%24). The area is 
relatively popular with good transport links to the city centre and access to local amenities including high 
schools, churches and libraries.  
                                                            

24 Census 2001 
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Key Issues and Priorities; 
o Future developments and provision of affordable housing will need to focus on family 

accommodation, particularly larger units, mainly for rent, which are required to diversify 
the stock profile in the area.  

o Current demand indicates a need for affordable units suitable for older people.  
 
• Burslem South  

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£128,350 £93,468 £63,481 £123,492 

Number of Sales per annum 
(2006/07) 

7 98 361 153 

Average Household Income 
2007 

£24,765 

Affordability Ratio 5.2 3.8 2.6 5.0 
Table 1.14 – Key Statistics for Burslem South 
 
Information from the Housing Register suggests there is greatest demand for social housing from 
households in the Burslem South Area, largely for single person accommodation. There is also significant 
demand for bungalows and family accommodation with two, three or four bedrooms. Over 150 applicants 
at April 2007 were from minority ethnic backgrounds suggesting a growing ethnic diversity in the area.  
 
Private renting is significantly higher in this area (15.09% of households). The high numbers of private 
rented properties and the numbers of older terrace properties has had a direct impact on the quality of the 
accommodation in the area. The Private Sector Stock Condition Survey Update 2007 indicates that 46.5% 
of properties in the area have a Category 1 hazard.   
 
Properties in Burslem South are largely terrace stock (56.41%) and the average cost of these is generally 
considered affordable (£63,481). The area is popular with young households and small families, with good 
access to the city centre and local amenities, including churches and primary schools.  
 
Key Issues and Priorities; 

o Burslem South is an area predominated by terrace properties. Availability of larger 
properties is poor and as such there is a need to diversify the stock profile in the area.  

o The focus for affordable units in the Burslem South area is family units, particularly larger 
units. 

o Accommodation for single person households is required to meet high levels of demand.  
o Developments should consider the ethnic diversity of the area with larger family units 

available with a minimum of two reception rooms and kitchens and bathrooms which 
comply with cultural needs.  

o Affordable accommodation for older people is also required. 
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• Chell and Packmoor 
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£160,675 £103,533 £82,031 - 

Number of Sales per annum 
(2006/07) 

41 113 78 0 

Average Household Income 
2007 

£28,536 

Affordability Ratio 5.6 3.6 2.9 - 
Table 1.15 – Key Statistics for Chell and Packmoor 
 
Chell and Packmoor is an area predominated by semi-detached properties. House prices are above the city 
average, and despite above average incomes, affordability for is an increasing problem.  
 
In the main households on the Housing Register from the Chell and Packmoor area require family 
accommodation (two to four bed houses).  The masterplans for the area indicate that local residents would 
prefer to see family accommodation and accommodation for older people. Tenure diversification is a 
priority and shared ownership options would be considered.  
 
Key Issues and Priorities; 

o Chell and Packmoor is an area predominated by semi-detached properties and there is a 
need to increase variety in the stock profile.  

o Affordable accommodation will focus on family accommodation, particularly larger units.  
o Affordable accommodation for older people is also required. 
o The area is not currently a priority for development although applications for supported 

housing and accommodation for older people will be considered.  
 
• East Valley  

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£181,425 £116,976 £105,719 £106,652 

Number of Sales per annum 
(2006/07) 

57 130 152 62 

Average Household Income 
2007 

£28,372 

Affordability Ratio 6.4 4.1 3.7 3.8 
Table 1.16 – Key Statistics for East Valley  
 
Affordability for all property types in the East Valley area fall over the 3.0 income/house price ratio and as 
such is a key issue for the area, particularly for retaining young families.  The numbers of properties 
available to rent in the area is relatively low with a high proportion of owner occupiers in the area 
(71.23%).  
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Demand for council housing from the East Valley area is relatively lower than other areas; however there 
is significant demand for family accommodation with up to four bedrooms. The area is popular with 
families with good access to primary schools and high schools.   
 
Key Issues and Priorities;  

o The predominant tenure in the East Valley area is owner occupation, with incomes and 
house prices above the city averages.  

o The area is not currently within the Housing Market Renewal Pathfinder and as such is 
not currently considered as a priority for developments.  

o Affordability in the area is a particular issue; any future development will need to focus on 
providing affordable units for older people. 

o Supported housing options will be considered.   
 
• Fenton  

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£117,115 £95,451 £68,229 £72,645 

Number of Sales per annum 
(2006/07) 

10 76 273 10 

Average Household Income 
2007 

£26,035 

Affordability Ratio 4.5 3.7 2.6 2.8 
Table 1.17 – Key Statistics for Fenton 
 
Fenton is an area dominated by terrace stock, with almost 60% of properties in the area being of this type. 
While affordability in the area is generally good, due to a relatively low average property price (£75,280) 
the available properties are largely terrace stock.   
 
Demand for council properties from households in this area is largely for bungalow accommodation and 
two and three bed family houses. 
 
There are four primary schools within the ward boundary, with good access to nearby high schools and 
higher education facilities, as such the area is suitable for families, particularly young families. There is an 
obvious need to diversify the stock profile in this area in order to ensure more suitable family 
accommodation is available.  
 
Key Issues and Priorities;  

o Fenton has a high number of terrace properties and, as such, availability of larger 
properties, bungalows and flats is poor.  

o Fenton is not currently a priority area for the Housing Market Renewal pathfinder. 
o There is a need to diversify the stock profile of the area so future developments will need 

to focus on provision of units for older people and larger family accommodation.   
o Affordable accommodation for older people is also required. 
o Supported housing will be considered.  
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• Hanley West and Shelton  

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£167,789 £112,976 £75,236 £92,250 

Number of Sales per annum 
(2006/07) 

28 48 274 4 

Average Household Income 
2007 

£24,402 

Affordability Ratio 6.9 4.6 3.1 3.8 
Table 1.18 – Key Statistics for Hanley West and Shelton 
 
There are low numbers of council properties in Hanley West and Shelton, with less than 310 properties. 
Despite this low level of properties there is a high demand from council accommodation from households 
living in the area specifically for single person accommodation and larger family houses.   
 
Given the proximity of the University and college the area is inhabited by a high proportion of students 
which is reflected in the relatively high number of accredited private rented properties in the area.  Stock 
condition in the private sector is relatively poor with 20.8% of private sector properties having a Category 
1 hazard and 76.4% of properties failing to meet the Decent Homes standard.  
 
The area is popular with minority ethnic households with good access to places of worship, properties 
available for multiple occupancy and affordable rented accommodation. Anecdotal evidence locally 
suggests that migrant workers are now renting properties traditionally let to students and as such are 
supporting the market at a time when the student population is falling. Properties in the area are relatively 
small and as such there is a need for larger family houses to accommodate the settled minority ethnic 
population.  
 
Key Issues and Priorities; 

o Hanley West and Shelton is an area popular with students and minority ethnic households. 
Quality, however, is a particular problem.  

o Provision of good quality family accommodation is required, with some larger units.  
o Development of additional apartments is likely to focus on the high end of the market and 

consideration will need to be given as to how to affordable rented apartments, particularly 
one bedroom apartments, can be delivered in a sustainable way. 

o Affordable accommodation for older people is also required. 
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• Hartshill and Penkhull 
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£169,430 £125,521 £93,964 £99,406 

Number of Sales per annum 
(2006/07) 

21 144 188 177 

Average Household Income 
2007 

£31,445 

Affordability Ratio 5.4 4.0 3.0 3.2 
Table 1.18 – Key Statistics for Hartshill and Penkhull 
 
The predominant tenure in Hartshill and Penkhull is owner occupier, although there is significant private 
renting across the ward, in the main due to the proximity of the hospital and university sites.  
 
Demand for council properties from households in the Hartshill and Penkhull area is relatively low, 
although there is demand for single person accommodation and bungalows.  
 
Affordability in the area is an increasing problem – with only terrace properties affordable for households 
on an average income. Incomes are, however, higher than the city average at £31,445 which may make the 
area suitable for intermediate and shared ownership housing. There is likely to be a high number of key 
workers in the area based at the local hospital making Homebuy products suitable.   
 
Key Issues and Priorities; 

o Hartshill and Penkhull is an area offering a relatively good choice of quality housing and 
as such is an area of the city with a thriving housing market, supported by the proximity 
of the local hospital.  

o Although Hartshill and Penkhull falls outside of the Housing Market pathfinder area 
affordability across the ward is a significant issue.  

o The area is not currently a priority for development, however supported housing options 
will be considered. 

o Shared Ownership and other intermediate options for key workers in the area should be 
considered. 

o Affordable accommodation for older people is also required 
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• Longton North  
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£149,357 £105,533 £81,648 £70,590 

Number of Sales per annum 
(2006/07) 

40 211 93 5 

Average Household Income 
2007 

£30,009 

Affordability Ratio 5.0 3.5 2.7 2.4 
Table 1.20 - Key Statistics for Longton North 
Longton North is an area dominated by large numbers of semi-detached properties, with relatively low 
number of detached and terrace properties available. While affordability of terrace properties is generally 
good the low availability means access to these properties is poor. 
 
Incomes in the area are generally higher than the city average at £30,009 and as such the area may be 
considered for intermediate and shared ownership properties.   
 
While demand from households in the area for council properties is lower than for other areas there is 
considerable demand for larger family properties and bungalows.  
 
Key Issues and Priorities; 

o The stock in Longton North is predominantly semi-detached and as such there is a need 
to diversify the stock profile in the area.  

o Longton North falls outside of the Housing Market Renewal Pathfinder boundary and as 
such is not currently a priority for development.  

o Smaller schemes with affordable family accommodation or bungalows may be considered.  
o Shared Ownership and other intermediate options would be considered appropriate.  
o Supported housing options will be considered.  

 
• Longton South 

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£175,319 £118,183 £72,172 £81,188 

Number of Sales per annum 
(2006/07) 

51 108 127 16 

Average Household Income 
2007 

£27,512 

Affordability Ratio 6.4 4.3 2.6 3.0 
Table 1.21 – Key Statistics for Longton South  
 
Properties in Longton South in the main fall over the 3.0 income/house price affordability ratio, with the 
exception of terrace stock. Incomes are slightly above the city average at £27,512.  
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The Housing Register indicates significant demand for two, three and four bed family houses and one and 
two bed bungalows from households in the area.  
 
The area has a number of places of worship and some areas in the ward are popular with minority ethnic 
households. Access to both primary schools and high schools is good making the area popular with 
families. Locally there is also a children’s centre and higher education facility.  
 
The Private Sector Stock Condition Survey indicates that the stock condition in the area is relatively poor, 
with 26.4% of properties in the private sector showing evidence of a Category 1 hazard.  
 
Key Issues and Priorities;  

o Longton South is a popular area in the city with a growing ethnic diversity. The area offers 
good access to amenities and a range of housing to meet a diverse set of needs.  

o Longton South largely falls outside of the Housing Market Renewal Pathfinder boundary 
and as such is not currently a priority for additional developments. The Dresden area 
however, is a General Renewal Area and may be considered for development.  

o Smaller schemes with affordable family accommodation or bungalows may be considered.  
o Shared Ownership options would be considered appropriate.  

 
 
 
 
 
 
• Meir Park and Sandon  

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£171,508 £106,842 £85,852 £87,408 

Number of Sales per annum 
(2006/07) 

96 111 49 12 

Average Household Income 
2007 

£32,311 

Affordability Ratio 5.3 3.3 2.7 2.7 
Table 1.22 – Key Statistics for Meir Park and Sandon 
 
This area has a greater proportion of detached properties than many other areas of the city (35.86%), but 
much lower numbers of terraces and flats (10.99% and 6.32% respectively). As such, while incomes in the 
area are above the city average, affordability is a significant problem. While terraces are deemed to be 
below the 3.0 house price/income ratio they account for only 18% of sales in the area.  
 
Limited availability of smaller properties means that many first time buyers will be unable to buy a 
property in this area. The higher than average income may indicate that intermediate housing options may 
be considered suitable in this area, and may be popular with young buyers unable to afford to purchase a 
property outright.  
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Key Issues and Priorities;  
o Meir and Sandon park is an area of the city with a thriving housing market, however 

affordability is an issue, with very low availability of smaller housing.  
o Meir Park and Sandon falls outside of the Housing Market Renewal Pathfinder boundary 

and as such is not currently a priority for additional developments.  
o Smaller mixed schemes with family accommodation, bungalows and supported housing 

may be considered.  
o Shared Ownership and other intermediate options would be considered appropriate.  

 
 
• Northwood and Birches Head 

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£155,525 £101,670 £72,133 £67,699 

Number of Sales per annum 
(2006/07) 

28 107 210 10 

Average Household Income 
2007 

£28,304 

Affordability Ratio 5.5 3.6 2.5 2.4 
Table 1.23 – Key Statistics for Northwood and Birches Head 
 
Northwood and Birches Head are popular residential areas, close to the city centre and main access routes. 
Ground conditions in Northwood are known to be particularly poor and as such development in this area 
is likely to be minimal. Birches Head is included within the RENEW North Staffordshire programme as a 
General Renewal Area.  
 
The housing stock in Northwood and Birches Head is predominately terrace stock and affordability of this 
stock is generally good. Other properties types in the area are significantly less affordable and fall outside 
of the 3.0 house price/income ratio.  
 
There is evidence of demand for one and two bed bungalows and two and three bed houses from 
households on the Housing Register. There is also significant demand from single person households.  
 
The area offers easy access to the main shopping and employment areas in the city making the area 
popular with young families.  
 
Key Issues and Priorities; 

o Northwood and Birches Head is a popular residential area of the city close to the city 
centre. The area is predominated by terrace properties and developments would be 
restricted by very poor ground conditions in the area.  

o Masterplans for the Northwood area are currently under development. 
o Development opportunities in the area are limited. 
o Provision of affordable units should focus on diversifying the stock type in the area with 

development of larger family units.  
o Affordable accommodation for older people is also required. 
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• Norton and Bradeley 
  

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£167,829 £100,053 £88,954 £153,564 

Number of Sales per annum 
(2006/07) 

37 119 54 7 

Average Household Income 
2007 

£25,805 

Affordability Ratio 6.5 3.9 3.4 6.0 
Table 1.24 – Key Statistics for Norton and Bradeley 
The area has a predominance of semi-detached properties, in part due to significant numbers of council 
properties in the area. The average price of properties in the area are in excess of the city average and the 
affordability/income ratio indicates that all property types fall above the 3.0 ratio threshold.  
 
There is a need in the area to diversify the stock profile in terms of both tenure and type. Demand from 
households on the Housing Register is largely for bungalows with one or two bedrooms and larger family 
houses.  
 
Key Issues and Priorities;  

o Norton is an area with a significant level of council stock and, as such, there is a clear 
need to diversify the type and tenure of the stock.  

o There is clear need for accommodation for older people in the Norton area, with high 
demand for 2 and 3 bed-roomed accommodation. 

o Development of bungalows and accommodation for older people is required to meet 
current demand.  

o Shared ownership options for larger family are considered a priority.  
 
 
 
• Stoke and Trent Vale 

  
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£144,531 £109,235 £79,160 £103,219 

Number of Sales per annum 
(2006/07) 

11 126 244 23 

Average Household Income 
2007 

£27,147 

Affordability Ratio 5.3 4.0 2.9 3.8 
Table 1.25 – Key Statistics for Stoke and Trent Vale 
 
Stoke and Trent Vale is relatively close to the university areas and as such there is a proportionally higher 
level of private renting in this area. Areas further from the university are popular with families and older 
people, with good access to local schools, libraries, GP surgeries and post offices.  
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Households registered on the Housing Register from the area are mixed with demand evident for 
bungalows, family houses and single person accommodation.  
 
Incomes in the area are on a par with city averages and availability of terrace and semi-detached properties 
is good.  
 
Key Issues and Priorities;  

o Stoke and Trent Vale is a popular residential area in the city with a relatively good mix of 
housing type and tenure.  

o Masterplans for the area are currently being completed, however the policy direction area 
is likely to largely focus on commercial redevelopment of the area. 

o New residential developments should focus on family units. 
o Shared Ownership and other intermediate units would be considered as appropriate due to 

the proximity to the hospital in order to provide additional affordable units for key 
workers.  
 

• Trentham and Hanford 
 

 Detached Semi-detached Terrace Flat 
Average Property Price 

(2006/07) 
£181,473 £132,358 £109,533 £93,750 

Number of Sales per annum 
(2006/07) 

98 156 24 2 

Average Household Income 
2007 

£35,704 

Affordability Ratio 5.1 3.7 3.1 2.6 
Table 1.26 – Key Statistics for Trentham and Hanford 
 
Trentham and Hanford to the south of the city has close ties with neighbouring villages and market towns 
in Stafford Borough, specifically Barlaston and Stone.  
 
Trentham and Hanford has the lowest proportion of council owned properties and also a very low 
number of Housing Association properties. While demand from households on the Housing Register is 
low for households from the Trentham and Hanford area there is demand for single person 
accommodation, two bed family houses and bungalows.  
 
The area is predominately detached and semi-detached properties with very low availability of flats and 
terrace properties. In 2006/2007 sales of flats and terraces accounted for only 9% of all sales in the area.  
 
Average household incomes in the area are above average (£35,704) as such intermediate housing options 
on family properties may prove popular with young buyers looking to settle in the area.  
 
There are two primary schools in the vicinity and good access to local churches, post offices and libraries. 
While the high school within the ward boundaries?? there is good access to two high schools in 
neighbouring wards, one of which will be converted into an academy in 2012. The area is very popular 
with young families and older people.   
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Key Issues and Priorities; 
o Trentham and Hanford is an area in the city where there is a reltively good choice of 

quality accommodation and is a popular area with commuters, families and older people. 
The area has a thriving housing market.  

o Trentham and Hanford falls outside of the Housing Market Renewal Pathfinder area and 
as such is not currently a priority for development.  

o Affordability in the area is a particular issue so any new residential developments will need 
to provide affordable units for young families.  

o Tenure diversity in the Hanford area is a priority; Shared Ownership and other 
intermediate options would be considered appropriate.  

o Affordable accommodation for older people is also required. 
 
 
• Tunstall 

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£141,837 £95,926 £71,986 - 

Number of Sales per annum 
(2006/07) 

41 188 257 0 

Average Household Income 
2007 

£26,005 

Affordability Ratio 5.5 3.7 2.8 - 
Table 1.27 – Key Statistics for Tunstall 
 
As at April 2007 there were over 400 households from Tunstall on the Housing Register, with high 
demand for single person accommodation, two and three bed family houses and bungalows.  
 
Over half of the housing stock in the area is terrace houses with a further one third being semi-detached 
properties. Evidence suggests that property conditions are not good with 45.8% of the private sector stock 
showing a Category 1 hazard25. This level of hazards indicates a strong need to invest further into the 
current stock to ensure that it is brought up to standard.  
 
The area is popular with young families with good access to schools, children’s centres and libraries.  
 
Key Issues and Priorities;  

o There is a significant proportion of terrace properties and the area is popular, offering 
good access to schools, local amenities and links to the city centre.  

o Residential developments in the Tunstall area are not currently a priority for RENEW 
North Staffordshire.  

o The area is popular with families and as such larger properties would be the focus for any 
additional affordable accommodation in the area.  

o Affordable accommodation for older people is also required.  

                                                            

25 The Private Sector Stock Condition Survey – Update 2007 
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• Weston and Meir North 

 
 Detached Semi-detached Terrace Flat 

Average Property Price 
(2006/07) 

£148,593 £105,130 £76,508 £100,442 

Number of Sales per annum 
(2006/07) 

30 143 49 1 

Average Household Income 
2007 

£26,435 

Affordability Ratio 5.6 4.0 2.9 3.8 
Table 1.28 – Key Statistics for Weston and Meir North  
 
Demand from households on the Housing Register from the Weston and Meir North area is significant, 
particularly in relation to larger family houses and bungalows.  
 
The housing stock in the area is predominately semi-detached, with sales of these properties accounting 
for 64% of all sales in the area. Availability of flats to purchase in the area is extremely low with only one 
sale during 2006/2007. 
 
Key Issues and Priorities; 

o The stock in the Meir North area is predominantly social housing and as a result is largely 
semi-detached. There is a clear need in the area to support the diversification of the stock 
profile.  

o Masterplans in the Meir area indicate a strong need to diversify the tenure and design of 
properties.   

o Affordable provision should focus on developing units suitable for family accommodation 
and units for older people.  

o Shared ownership units for family accommodation would be considered a priority.  
o Affordable accommodation for older people is also required.  
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9. Conclusions and Further Information 
 
The need for affordable housing in the city is increasing, clearly evidenced by a rapidly increasing Housing 
Register and high demand for properties through Housing Associations. The city experienced a massive 
118% increase in house prices between 2001 and 2006 which was not matched by similar increases in 
households incomes. There is clear demand for affordable housing to meet a wide range of needs within 
the city.  
 
This report identified the supply and demand issues related to affordable housing across Stoke-on-Trent. 
Using this information the report analyses supply and demand and sets out guidelines for the affordable 
housing requirement for areas, by type, size and tenure.  
 
The Local Needs Index is not designed to be prescriptive about the need for affordable housing in each of 
the areas. Each site will be considered individually based on its specifics.  
 
The city council is committed to the long term, sustainable regeneration of the area, and local planning 
policy supports development of the city centre and the urban core, the priority areas for RENEW North 
Staffordshire. In addition to this programme of regeneration the city council is engaged in the 
transformation of the large social housing estates on the periphery of the city. There is a clear need to 
diversify the stock profile across the city, this incorporates property type and tenure.  
 
The evidence base to support the development of affordable housing is continually updated and 
monitored. The development of a robust evidence base will become increasingly important over the 
coming months as the effects of the changing financial environment become evident. The Local Area 
Needs Index will be updated to assess the evidence in relation to the need for affordable housing.   
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Contacts; 
 
For further information or to discuss proposals prior to submitting a planning application please 
contact;  
 
Housing Enabling 
Floor 1, Civic Centre, 
Glebe Street, 
Stoke-on-Trent 
ST4 1RJ 
 
housing.strategy@stoke.gov.uk 
01782 233330 
 
Development Control 
Floor 3, Civic Centre, 
Glebe Street 
Stoke-on-Trent 
ST4 1RJ 
 
enquiries@stoke.gov.uk 
01782 232024 
 
RENEW North Staffordshire 
Floor 3, Civic Centre, 
Glebe Street 
Stoke-on-Trent 
ST4 1RJ 
 
renew@stoke.gov.uk 
01782 232024 
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Appendices 
 

1.  Key Strategic Documents 
 
2. Local Research and Knowledge 
 
3. Breakdown of Council Stock by area 
 
4. Map of planned and built affordable housing 2006/2011 
 
5. Breakdown of the Housing Register (April 2007)  
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Appendix 1 – Strategic Documents   
 
• Corporate Plan 2007-2010 

o http://www.stoke.gov.uk/ccm/content/ce/bestvalue/corporate-plan-2007-2010.en 
 
• Community Strategy 2004-2014 

o http://www.stoke.gov.uk/ccm/navigation/community--people-and-living/community-
strategy/community-strategy-pdf/ 

 
• Stoke-on-Trent City Plan 2001 

o http://www.stoke.gov.uk/ccm/content/rc/development-plan/revised-city-plan-2001.en 
 
• Housing Strategy  

o http://www.stoke.gov.uk/ccm/navigation/housing/strategy-planning/ 
 
• West Midlands Regional Spatial Strategy  

o http://www.wmra.gov.uk/page.asp?id=49 
 
• Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy  

o http://www.stoke.gov.uk/ccm/navigation/environment/local-development-plans/core-
spatial-strategy/ 

 
• RENEW North Staffordshire – Business Plan  

o http://www.renewnorthstaffs.gov.uk/navigation_2/Documents/business_plan_Nov_07.pdf 
 
• Affordable Housing - Supplementary Planning Document 

o http://www.stoke.gov.uk/ccm/navigation/environment/local-development-
plans/supplementary-planning-documents/ 

 
• Supporting People Strategy 2005-2010 

o http://www.stoke.gov.uk/ccm/navigation/housing/supporting-people/strategy/ 
 
• Local Development Framework; Supplementary Planning Document  

o http://www.stoke.gov.uk/ccm/navigation/environment/local-development-plans/ 
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Appendix 2 – Local Research and Knowledge   
 
• Council House Condition and Investment Needs Survey (2004) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-conditions2.en 
 
• Private Sector Stock Condition Survey (2004)   

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-conditions2.en 
 
• Housing Needs Survey (2004) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-survey.en 
 

• Housing Needs Update (2005) 
o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-update-2005.en 

 
• Housing Needs Update (2006) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-update-2006.en 
 
• Black and Minority Ethnic Communities and Asylum Seekers/Refugee Groups – Housing Needs and 

Aspirations (2005) 
o http://www.stoke.gov.uk/ccm/navigation/housing/research/ 

 
• Supporting People Needs Mapping (2004) 

o http://www.stoke.gov.uk/ccm/navigation/housing/supporting-people/strategy/ 
 
• Housing Provision for Young People in Stoke-on-Trent (2007) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-of-vulnerable-
young-people.en 

 
• Housing and Support Needs of Vulnerable Young People in Stoke-on-Trent (2008) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-of-vulnerable-
young-people.en 

 
• Demand for Sheltered Accommodation among BME Older People (2008) 

o Contact the Housing Enabling Team – housing.strategy@stoke.gov.uk 
 
• Supply and Demand Mapping for Housing and Accommodation for Older People in Stoke-on-Trent 

(2007) 
o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-needs-of-older-people.en 

 
• Housing Related Support Needs of BME communities (2008) 

o Contact the Housing Enabling Team – housing.strategy@stoke.gov.uk 
 
• The Dynamics of the Private Rented Sector in Stoke-on-Trent (2006) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/private-rented-sector-research-.en 
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• North Housing Market Area – Housing Market Assessment (2008) 
o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-market-assessment.en 

 
• The Relationship between Deprivation, Worklessness and Social Housing Estates in Stoke-on-Trent: 

A Comparative and Historical Analysis (2008) 
o Contact the Housing Enabling Team – housing.strategy@stoke.gov.uk 

 
• The Demand for Council Housing in Stoke-on-Trent – A Discussion Paper (2007) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-register-research.en 
 
• Recent Change in the Housing Market in Stoke-on-Trent – A Review of Key Issues (2008) 

o http://www.stoke.gov.uk/ccm/content/hcp/housing_misc/housing-market-research.en 
 
• Review of EU Accession State Migrants in North Staffordshire (July 2007)  

o http://www.stoke.gov.uk/ccm/cms-service/stream/asset/?asset_id=1583685 
 
• City of Stoke-on-Trent Economic Profile 2008 (December 2007)  

o http://www.stoke.gov.uk/ccm/content/rc/information-
services/Information_Statistics/economic-profile/the-citys-economy.en 
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Appendix 3 - Distribution of Council Properties 
Property Type House Flat Bungalow 

Number of Bedrooms 1 2 3 4 5 6 Studio 1 2 3 1 2 3 

Abbey Green 0 476 539 25 1 2 0 35 76 0 162 1 0 
Bentilee & Townsend 0 448 1072 12 0 0 0 0 28 0 154 8 0 
Berryhill & Hanley East 6 173 186 0 0 0 13 73 159 15 211 20 0 
Blurton 0 291 905 18 0 0 50 190 390 0 193 2 0 
Burslem North  0 431 431 15 0 0 0 46 98 0 122 4 0 
Burslem South 0 248 261 1 0 0 0 3 112 0 239 27 0 
Chell & Packmoor 1 336 779 13 1 3 0 3 82 0 130 11 0 
East Valley  0 336 230 1 0 0 0 35 118 2 306 6 1 
Fenton 0 269 115 5 1 0 4 62 94 0 139 26 0 
Hanley West & Shelton 0 66 49 0 0 0 0 28 41 0 91 19 13 
Hartshill & Penkhull 0 117 136 2 0 0 0 27 38 0 87 0 0 
Longton North  0 184 288 3 0 0 0 0 99 0 292 3 0 
Lonton South  0 217 176 0 0 0 2 26 3 0 385 36 3 
Meir Park & Sandon  0 375 441 26 0 2 0 33 33 0 64 23 0 
Northwood & Birches Head  0 106 64 2 0 0 22 142 153 35 179 3 0 
Norton & Bradeley 0 283 456 6 0 0 0 47 158 0 137 19 0 
Stoke & Trent Vale 0 254 281 7 0 0 0 66 109 0 76 1 0 
Trentham & Hanford 0 114 74 0 0 0 0 0 18 0 57 0 0 
Tunstall 2 365 178 0 0 0 14 31 72 0 212 11 2 
Weston & Meir North 0 305 532 18 0 1 0 86 259 0 111 18 0 
Total 9 5396 7196 158 8 14 105 934 2142 55 3348 240 22 

(Council owned stock as at 17/03/2008) 
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Appendix 3 – Distribution of New Affordable Housing (Planned and Built – 2006 to 2011) 
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Appendix 4 - Demand for Council Housing (April 2007) 
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Abbey Green 52 9 2     100 54 8 1   1   92 11 330 
Bentilee & Townsend 51 9  1 1 149 88 11 1       139 13 463 
Berryhill & Hanley East 77 9 1     77 31 1 1       135 9 341 
Blurton 41 7      135 73 8 1       199 9 473 
Burslem North 71 6      118 63 8 1   2 1 147 10 427 
Burslem South 95 16 2     138 69 20       1 210 10 561 
Chell & Packmoor 46 4 1 1   101 59 14 2   1   120 11 360 
East Valley 50 5 1     67 58 6     1   92 2 282 
Fenton 63 4      121 52 4 1     1 125 12 383 
Hanley West & Shelton 37 7 2     95 47 6 3     1 271 21 490 
Hartshill & Penkhull 43 2      53 22 3     1   119 10 253 
Longton North 47 7      94 40 4     1   119 5 317 
Longton South 62 11      88 50 12         93 13 329 
Meir Park & Sandon 45 3 1     90 64 11 1 1   2 105 7 330 
Northwood & Birches Head 74 11      63 36 6       1 150 7 348 
Norton & Bradeley 61 7 2     92 41 5 2       112 4 326 
Stoke & Trent Vale 57 7 1     106 42 6     1   159 8 387 
Trentham & Hanford 16 3      23 7 1         30 2 82 
Tunstall 82 10      129 77 13     2 1 118 10 442 
Weston & Meir North 62 12 1     112 58 10 1     1 141 2 400 
NFA 9 1      87 24           514 31 666 
Unknown 2        6 6 1         10 2 27 
Out of Area  77 4 1     115 67 9 2       203 15 493 
Grand Total 1220 154 15 2 1 2159 1128 167 17 1 10 9 3403 224 8510 




