
 

 

 

Gateshead Housing 
Stock Projections: Case 
Study 
 
Prepared for:  
 
Gateshead Metropolitan 
Borough Council 
 
14 February 2008 

 

Client report number 12345  



1 Gateshead HSMS: Case Study  
 

 
BRE Client report number 12345  
Commercial in confidence 

© Building Research Establishment Ltd 2008  
 

 

Prepared by 

Name Robert Flynn 

Position Associate Director 

Signature  
 

Approved on behalf of BRE 

Name Simon Nicol 

Position Director, Housing Group 

Date  

Signature  
 

BRE 
Garston 
WD25 9XX 
T + 44 (0) 1923 664000 
F + 44 (0) 1923 664010 
E enquiries@bre.co.uk 
www.bre.co.uk 
 

 
 

This report is made on behalf of BRE. By receiving the report and acting on it, the client - or any third party relying on it - accepts that 
no individual is personally liable in contract, tort or breach of statutory duty (including negligence). 
 

mailto:enquiries@bre.co.uk
http://www.bre.co.uk


2 Gateshead HSMS: Case Study  
 

 
BRE Client report number 12345  
Commercial in confidence 

© Building Research Establishment Ltd 2008  
 

 

Executive Summary 
The purpose of this case study is to spread to a wider audience Gateshead’s many examples of good 
practice in using the BRE Housing Stock Projections and to consider whether BRE might be able to further 
assist in the development of the already existing good practice.  While the report is in the first instance a 
report to Gateshead MBC it is expected that it will be widely disseminated as an example of good practice. 

We cannot sufficiently emphasise how much Gateshead have benefited from the services of a talented 
officer whose strong grasp of private sector housing strategy complemented by GIS, database and 
statistical skills is rarely found in one person.   While such skills often exist within an authority it is usually 
where they are found in one person where exceptionally good practice is found. 

The case study goes through in some detail the stages in Gateshead’s evaluation of the BRE Housing 
Stock Projections.  It describes how officers used a combination of local data and their own knowledge and 
experience to evaluate the predictions the BRE service provides at local level for key housing statistics.  
The methods used by Gateshead provide an excellent evaluation methodology for any authority receiving 
the Housing Stock Projections.  While many of the approaches taken are relatively simple it is the 
systematic use of all local data sources that is particularly impressive most of all the use of new build and 
demolition data to update the projections and keep them ‘live’.   

The only data source which may not have been fully exploited is data from the Warm Zones and Warm 
Front schemes which BRE have been able to use Northumberland.  This data, however, is not easy to work 
with and we can fully understand why its use has been limited to date.  We would hope that the work done 
in Northumberland may be useful as a guide to its further application.   

The Housing Stock Projections were used by Gateshead to design their private sector house condition 
survey and the results were compared to the projections.  This exercise was particularly valuable in 
identifying some contractor errors in the survey which were subsequently corrected.  The corrected results 
show a good agreement with the projections for the key housing variables.   

Although the response rate to the survey was in the usual ranges for such surveys this still leaves the 
survey open to errors arising from a bias in the survey.  This is usually caused by higher access rates in 
homes of social groups who are more likely to be at home when surveyors call e.g. the elderly, the 
unemployed and families with pre-school children.  BRE therefore undertook a analysis of non response 
which uses data from benefits databases to determine if the achieved sample over represents benefit 
recipients.  This was indeed found to be the case and correction factors have been calculated which give a 
more accurate estimate of a key indicator - the number of non decent home occupied by vulnerable 
households.   

Non response analysis is rarely undertaken.  Something we believe to be a serious concern as this is 
potentially a major source of error for a key government indicator which can have important policy and 
financial implications.  We believe we have demonstrated a simple methodology for estimating the extent of 
and for correcting such bias, which in our view should be a routine part of the house condition survey 
process.  In this case while a bias was clearly shown to exist it has only had a small impact on the key 
PSA7 indicator (vulnerable households in decent homes). 

In the work they have done on updating the projections Gateshead have taken steps toward producing a 
comprehensive database of private sector house conditions.  The report includes suggestions of how this 
could be taken further either at either area or individual dwelling level.  Whether or not this work is 
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progressed, Gateshead have demonstrated how by combining their house condition data with information 
and benefit receipt they can better target intervention treatments such as loans or grants.  This has proved 
particularly effective working with the Home Improvement Agency Anchor Staying Put to identify elderly and 
potentially vulnerable households to offer assistance. 

The whole manner in which Gateshead have gone about making use of the modelled data could be taken 
as an example of good practice which is likely to be of value to authorities making use of the Housing Stock 
Projection.  To assist with this the report ends with a summary and conclusions section, which attempts to 
distil into a 19 point summary either specific examples of good practice or lessons learned in Gateshead 
and elsewhere. 
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Introduction 

The purpose of this case study was to spread the many examples of good practice in the use of the 
Housing Stock Projections found in Gateshead to a wider audience and to consider whether BRE might be 
able to further assist in the development of the already existing good practice.   

The case study is based on analysis undertaken by BRE and Gateshead’s Neighbourhood & Housing 
Market Renewal Officer, Peter McDermott who also provided all the maps included in the report.  The 
authorship and conclusions of the report are however those of BRE.  BRE would, however wish to thank 
Peter McDermott without whose data, material and assistance this case study would not have been 
possible. 
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Background 

Gateshead commissioned the provision of the BRE Housing Stock Projections (the eight outputs of the 
BRE Housing Stock Models) to better inform their Private Sector Housing Renewal Strategy.  The Private 
Sector Housing Renewal Strategy had been published in April 2006.  An important data source informing 
the strategy was a 2002 stock condition survey.  Unfortunately this pre-dated the introduction of  the 
Housing Health and Safety Rating System (HHSRS) and it has not been possible to identify granular 
geographical areas to target for improvement initiatives.  Sample surveys of this type can only report on 
relatively large areas such as the five Neighbourhood Management Areas used in this case.  Statistics on 
such large areas fail to identify concentrations of poor conditions and so are of little use for targeting 
purposes.   

Gateshead therefore intended to use the highly detailed BRE projections, which report to Census Output 
Areas (COAs) the smallest area to which the census reports typically comprising around 125 dwellings) to 
identify areas for programmes of intervention.  The information will also be used to bid for funding in the 
next Single Housing Investment Programme and for future housing market renewal scheme updates.  It 
also intended to use the data to inform the continued development of sub regional housing strategy.  The 
consistent methodology of the models was felt to have a major advantage over the diverse sources of 
private sector stock survey data that are currently used for this purpose.   

Mindful that this, still relatively new, methodology might not be acceptable to the Regional Housing Board or 
the Audit Commission it was decided to proceed with a private sector house condition survey to also gather 
information in a more conventional manner.  This was, however, heavily stratified toward census output 
areas which the non decent homes model predicted to have the largest percentages of non decent 
dwellings occupied by vulnerable households.  This stratification was only undertaken after the data was 
subjected to the rigorous evaluation explained below.   
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Evaluation of the Gateshead Housing Stock Projections 

Credibility testing 

The first stage adopted a highly pragmatic approach designed to enlist the assistance of private sector 
housing staff to see if projections produced by the models seemed credible.  In the first instance the 
evaluation focussed on the projections for dwellings with Category 1 Rating System Hazards and for 
vulnerable households in non decent homes.  These were felt to be the two most important projections as  

1 there was no other source of this information at Borough level (let alone census output area) 
other than the CLG PSA 7 ready reckoner 

2 the Rating System requires the authority to consider taking action where Category 1 hazards 
are identified 

3 vulnerable households in non decent homes was a key government indicator (known as PSA7) 
which all authorities have to report on annually 

 
The first step was to take the key statistics summary table provided by BRE and to graph the results at 
ward level.  Officers were immediately able to identify Saltwell ward as performing poorly on most of the 
variables.  This ward predominantly comprises Tyneside flats.  These flats as their name implies are 
particular to the Tyneside authorities.  They are pre-1919, of solid wall construction with small and highly 
exposed back additions often with precarious rear access staircases.   

While graphing the data helped display it visually this was supplemented by rank ordering the ward data.  
This in general made it simpler to communicate findings to other officers not familiar with the models.  Such 
rank ordering can easily be carried out in spreadsheets in which the BRE data is presented.  Recognising 
this as an example of easily adopted good practice BRE have introduced features into these spreadsheets 
to make this rank ordering more readily available.   

Officers generally agreed that the ward distribution made intuitive sense and conformed to a pattern they all 
knew from many years of experience in the authority.   

The next stage was to look at the data at the level of the census output area (COA) .  The lead officer on 
the evaluation had the GIS skills to display the data on the Gateshead system and overlay this onto street 
maps.  This is not, however, always the most appropriate way to convey messages about data and it was 
also decided to produce a list of streets by COA code.  This is a particularly significant step as it is an 
example of good practice that can be spread wider as not all authorities have such ready access to GIS 
skills as Gateshead.   

A postcode lookup file, readily available from the Office of National Statistics (ONS), was used to link each 
COA with the postcodes found within it.  Gateshead IT then linked this to street names to create a file that 
listed next to each COA code the streets included in that code.  This made the areas instantly identifiable 
without the need of a GIS, something which had not been possible before.  Recognising this as a particular 
example of good practice BRE have now adapted their systems to produce a spreadsheet with this feature.   
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It was then decided to produce lists in this format of the worst five COAs by each variable and to go out and 
look at all of these areas.  A couple of issues are immediately worth noting.  One area comprised two 
private sector dwellings, both were right to buy properties in predominantly socially rented areas.  Obviously 
this area was an unusual case and would need to be treated separately.  Several of the areas appeared on 
more than one indicator and one appeared in the worst five areas for four out of the five indicators 
examined. 

Some of the areas are detailed below.  Census output areas and streets are not identified although ward 
names are. 
Census output area 1 Bensham Ward  
An area of Tyneside flats, note exposed back additions and steep staircases to rear 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 

 
 
 
 
 
  



 Gateshead HSMS: Case Study 
 

 
BRE Client report number 12345  
Commercial in confidence 

© Building Research Establishment Ltd 2008  
 

 

Census output area 2 Saltwell Ward 
A well known area for housing stress.  Gateshead are now actively purchasing properties in the area with a 
view to redevelopment.  This is some of the densest housing in the country due to the small plot size and 
predominance of Tyneside flats 

 
Census output area 3 Bensham Ward 
These properties are more attractive from the front with the presence of bow bay windows but the back 
additions and steep staircases are still an issue 
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Census output area 4 Bensham Ward 
Another example of steep and precipitous rear staircases. 

  
Census output area 5 Bensham Ward 
These are 3 storey examples of the Tyneside flat again with steep staircases to the rear, this time 
expensively replaced by a housing association. Basements flats are also present 
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Census output area 6 Bede Ward 
This area was rated the worst for disrepair hence the recent clearance and redevelopment.  Presumably 
the models got it right for this area but now need updating to reflect the change in circumstances. 

 
Census output area  7 Bede 
Similarly in this area large scale clearance has been undertaken.  All that remains is the street pattern 
pending redevelopment. This clearance emptied two full COA’s 
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 Census output area 8 Pelaw & Heworth Ward 
By contrast with the areas identified as being in poor conditions this was what one of the areas with very 
low results looked like. 

 
 
Visiting the areas confirmed officers gut reaction that the projections were broadly reliable providing 
account was taken of clearance and new build since 2001. 

There was, however surprise that adjacent areas with superficially identical housing were in different bands.  
The differences were mainly evident for the non decent homes criterion. The officers looked at census data 
on the Neighbourhood Statistics Website for any clues.  What quickly became apparent is that those areas 
with the worst results tended to have low proportions of central heating and were therefore likely to fail on 
the inadequate thermal comfort criteria of the decent homes standard, have a lower overall SAP rating and 
potentially fail HHSRS for Excess Cold. 

This simple and pragmatic approach was sufficient to satisfy Gateshead that the models were describing 
areas in a manner that appeared credible.  With the changes BRE have now made to the spreadsheets 
such an approach could be readily adopted in other areas.   

The credibility test did, however, confirm concerns about the shelf life of the data.  The impact of clearance 
and new build was obvious.  This lead to the next stage in the evaluation. 

Evaluation and update of the models using local data sources 

The next stage of the evaluation focussed on  

1. validating the models against locally available data sources and 

2. determining whether these local data sources could be used to update the models.    
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The credibility test had exposed both clearance and new build since 2001 as reasons why the BRE 
projections might now be out of date in certain areas.  There are, however, other sources of data, which 
might also have potential to be used for both comparison and update purposes. 
These included data on recent changes in the stock from the following sources 

1. The government funded Warm Front scheme 
2. The government funded Warm  Zones scheme 
3. Local authority data on housing enforcement activity 
4. Local authority data on the private rented sector and the impact of the local HMO accreditation 

scheme 
 

Despite the success of the basic credibility test there was understandable scepticism that a set of desktop 
models could accurately predict housing conditions at such a localised level.  Concern was in particular 
expressed that the datasets on which the models are based date from 2001, so the impact of activity since 
then would not be reflected.  Furthermore it would not be as easy to adjust for their effects as these are less 
obvious than clearance and new building.   

We will first of all examine the relatively simple datasets on clearance and new building in the hope that 
these will prove instructive in how to handle the potentially more complex issues raised by the other 
datasets. 

The availability of skilled GIS staff is without doubt a major asset to evaluating the housing stock 
projections.  Fortunately mapping the data by census output areas and overlaying this onto street maps is a 
fairly simple process which can be easily accomplished by local authority GIS technicians.  Overlaying 
other datasets on top of these can also usually be readily achieved provided certain basic conditions are 
met.   

It is in meeting these basic conditions where any problems tend to arise.  The basic requirements are that 
any data which one wishes to map needs to be linked to the local property gazetteer.  A gazetteer is usually 
defined as a geographical database and a property gazetteer should include co ordinates of all properties 
which allow them to be highlighted on a GIS map.  Sometimes this is achieved by drawing a point 
somewhere in the curtilage of a property but it is often possible to colour in the whole of the curtilage. It is 
with this method that the data on clearance has been portrayed in the map below. 

The impact of demolition and clearance 
The data on clearance was held on a database in the Planning & Environmental Strategy department which 
fortunately also identified the tenure of the properties prior to clearance.  This enabled the social rented 
stock to be excluded so that what remained was the private sector stock.  Whether such information will be 
so readily available in other authorities is difficult to determine. 
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Clearance has been undertaken in a number of areas in Gateshead since 2001.  The map above shows the 
Pathfinder area of Gateshead with individual demolitions in blue.  Clearly these will have had a major effect 
in some of the COAs with 393 properties demolished in a total of 36 COA’s in Gateshead ranging from 1 to 
112 in each.  It therefore may be necessary to consider a threshold of demolition, which if exceeded is then 
reflected in an updated model as 1 demolition in a COA of 125 properties will have a negligible impact on 
the overall projections. This could vary by authority but it was felt that five may be appropriate. 

This provides sufficient information to update the models in the most basic manner.  Without information on 
the condition of the remaining dwellings in each COA where a property has been demolished, we have to 
assume the proportion that are non decent remains the same.  All that can be done is to reduce the stock 
total that the predicted percentage applies to.  If survey data from the pre clearance survey had been 
readily available and included non decency information for all dwellings in the survey, then this data could 
have been used in place of the model prediction for any remaining dwellings.  Any non surveyed dwellings 
in a COA however would usually have to be assumed to be non decent at the rate of the original prediction.  
There are, however, circumstances when it would be entirely appropriate to depart from this approach and 
make other assumptions about the dwellings.  One example is where clearance in Gateshead resulted in 
two COA’s becoming empty. In this scenario, the model projections for all of the variables are reduced to 
0%. When the new build replaces this obsolete stock all model projections would remain at 0 apart from the 
fuel poverty indicator and the percentage of vulnerable occupants which would require amending when 
intelligence quantified the extent.  

If, for example, no survey had taken place of these dwellings because they were a small number of 
relatively modern dwellings, then it might be appropriate to replace the COA prediction with one that was 
more appropriate to such dwellings.  An appropriate rate might be determined by finding a COA which is 
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predominantly of the same age and type of dwelling and simple copying the predicted rate in from here.  
This may seem imprecise but the models are only the prediction of probabilistic models and in most cases 
the reasoned assessment of a private sector housing professional will be preferable to a modelled 
prediction.   It is only because it is impractical to make such assessments in a systematic way for the whole 
stock that we need resort to modelling methods. 

The above demonstrates a mechanism by which the demolished properties can be used to update the 
model for non decency but the same method can also be applied to the other model outputs.   

A final point on the cleared dwellings.  The areas selected for clearance were generally in COAs at the poor 
end of the scale for the decent homes model which is a further validation of the modelling methodology. 

The impact of newly built properties 
The 3,514 private sector dwellings built since 2001 have had an even more significant effect  The Planning 
and Environmental Strategy section of the Council were able to supply UPRNs and coordinates for these 
properties which readily facilitated linking them to the property gazetteer and therefore, to be mapped.  
Other authorities have also indicated this information can be readily provided through their council tax 
databases.  The results for the Pathfinder area are plotted on the map below. 

 
The 3514 new build properties were found in 131 COA’s ranging from 1 to 347 dwellings in each. Unlike 
demolition, a threshold for new build was not set but it was important for Gateshead to consider how 
amending the model and diluting the non decency projections may “mask” areas of poor stock that 
remained.   
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Gateshead devised Table 1 below to illustrate how the new build properties could be used to adjust the 
BRE data in individual census output areas.   

Table 1 Adjusting BRE Housing Stock Projections using data on dwellings built since 2001. ( 
Affected wards only) 

16%3018728%30107
Pelaw and 

Heworth00CHFQ0025

4%719027%726Teams00CHFT0025

13%2014818%20108High Fell00CHFL0005

16%2012330%2065Leam00CHFN0032

6%1932213%19139Wrekendyke00CHFY0001

32%5918343%59139Low Fell00CHFP0031

18%2815626%28108Saltwell00CHFS0016

5%58942%511Teams00CHFT0032

15%6341047%63132Dunston00CHFJ0030

2%735943%717Bede00CHFA0011

Gateshead 
PercentageNon decentGazetteerBRE PercentageNon decent

Dwellings 
(private)

GatesheadBRE Model
WardCOA2001

16%3018728%30107
Pelaw and 

Heworth00CHFQ0025

4%719027%726Teams00CHFT0025

13%2014818%20108High Fell00CHFL0005

16%2012330%2065Leam00CHFN0032

6%1932213%19139Wrekendyke00CHFY0001

32%5918343%59139Low Fell00CHFP0031

18%2815626%28108Saltwell00CHFS0016

5%58942%511Teams00CHFT0032

15%6341047%63132Dunston00CHFJ0030

2%735943%717Bede00CHFA0011

Gateshead 
PercentageNon decentGazetteerBRE PercentageNon decent

Dwellings 
(private)

GatesheadBRE Model
WardCOA2001

 
 

Gateshead made the obvious assumption that all newly built dwellings should be decent and would 
therefore dilute the level of non decency.  They assumed that levels of non decency would therefore remain 
constant in the existing properties.  They then changed the denominator in the non decency percentage 
calculation from the previous total to the new total from the Gateshead gazetteer incorporating the new 
dwellings.  This calculation yielded a new percentage for non decency. 

The amended position is demonstrated in the map overleaf. 
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The information from this table and from other COAs effected could have been used to substitute the data 
in the sample design spreadsheet provided by BRE.  A similar but slightly more complex exercise could 
also have been used to carry out similar substitutions based on the demolished properties.  In fact neither 
exercise could be achieved prior to the house condition survey due to time constraints imposed by the 
survey timetable.  The limit of what could be achieved was to screen out the demolished dwellings and 
areas identified for future demolition in the Housing Market Renewal Area from the sample frame (which 
was an extract from the Council Tax database and Gazetteer of all private sector dwellings). 

Impact of enforcement and accreditation schemes 
Another source for verifying the data should be the data on Rating System inspections held on the private 
sector housing administration database.  Unfortunately investigating this was not a very fruitful exercise and 
suffered from a number of issues.  The main problem was the system used by the authority had UPRNs 
which did not link to the property Gazetteer.  This made it impossible to map the data without a data 
cleaning exercise.  Eventually the data was linked using house number and postcode.  There were then 
found to be too few cases to make any useful comparison to the distributions shown by the model.  Over 
time as the number of inspections using the Rating System increases the potential to update the model 
improves. 

Similar exercises were also attempted with data from the privately rented accreditation system and from 
housing grant data.  Of these the most promising was the accreditation scheme data.  The map below 
demonstrates the location of the accredited properties in the Bede & Saltwell ward overlaid onto the map of 
non decent dwellings. 
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Prior to being accredited these properties were non decent and have been made decent as a result of the 
accreditation process.  As can be seen from the above map there is a fairly good visual corroboration of the 
BRE data with obvious concentrations in the areas with highest predicted levels of non decency.  With up to 
8 dwellings in a COA there is an argument for adjusting the BRE data to take account of the change of 
status of these dwellings.  This is now being considered as part of a wider updating of the BRE data to 
include account being take of clearance and new build.  One consideration for Gateshead was that 
although the change in status of the accredited properties meant they became decent, the mandatory 
standard at the time of this change was the fitness standard. As the projections now use HHSRS these 
historic changes will be ignored. As the number of accredited properties increase in time this will provide a 
large source of data using the rating system to amend the model. 

Where a property has definitively changed status for any of the models then this data is treated differently 
from clearance and new build properties whose treatment is described above.  Where a change of status 
has occurred since the date of collection of the data on which the models were based then the prediction of 
the model should be changed to reflect this.  So each of the dwellings which are accredited properties 
should therefore be classed as moving from non decent to decent and the percentage for the area should 
be recalculated.  In practice Gateshead plan to use the following methodology. If there are 100 properties in 
a COA which exhibits a decent homes failure rate of 50% and 10 properties are accredited, the amended 
level of non decency becomes 40%. In turn this proportional 10% reduction is applied to the four 
components of the standard. If the original HHSRS failure projection was 20%, the 10% improvement would 
be applied resulting in a new projection of 18%. This is shown in the table below for a COA where ten 
properties were accredited.   
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Table 2 Adjusting BRE Housing Stock Projections using data on accredited properties. 

Projection COA2001 Ward Dwellings

Dwellings 
Non 

decent
% Non 
decent

% HHSRS 
Cat 1

% 
Disrepair

% Non 
Modern 

% 
Thermal 
Comfort

 BRE 00CHFS0016 Saltwell 108 28 26 10 8 1 12
Amended 00CHFS0016 Saltwell 108 18 17 9 7 1 11  

 

The above assumes that the method to update the model prediction is going to operate at the level of the 
COA i.e. a single record of stock totals and percentages for each model would be kept at COA level and 
changes in those records would be made to reflect changes in data described above.  There is another 
alternative to this where the data can be held a dwelling level and changes made to each individual 
dwelling.  We discuss this separately in the summary of the evaluation. 

Impact of the Warm Zone and Warm Front schemes  
Gateshead has also benefited from inclusion in the government’s Warm Zone scheme.  Primarily aimed at 
fuel poverty, Warm Zones use self completion questionnaires, with some data verified by assessors on site, 
and targeted visits to gather data on households in need and then carry out works to improve energy 
efficiency.  The map below shows where works have been undertaken under the scheme. 

 
Again there is an obvious relationship between the worst areas identified by the non decent homes model 
and the areas where most Warm Zone works have been undertaken.  This further validates the models as 
the works are most likely to be required in dwellings which fail the inadequate thermal comfort criteria which 
is the main cause of failure of the standard. Map changed so text requires amending?? 
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Gateshead expressed some concern about the quality of the data provided for the grant aided dwellings but 
in particular for the dwellings where data was gathered by self completion questionnaire.   They have 
therefore not chosen to consider the latter for the purpose of updating their decent homes statistics until 
further data validation is completed.  The former i.e. the grant aided dwellings still raise some concerns as 
the pre works surveys did not always identify levels of insulation prior to commencement of works.  In solid 
walled dwellings where central heating was already present only 50ml of loft insulation is required to meet 
the inadequate thermal comfort criteria.  In these and in other cases the work was almost certainly justified 
on fuel poverty grounds but would have been redundant as far as meeting the inadequate thermal comfort 
standard.  Similar concerns were expressed with regard to dwellings where data was available from the 
Warm Front scheme.  The data on dwellings benefiting from Warm Front works is included in the map 
below. 

 
Once again there were greater concentrations of works undertaken in the worst areas identified by the non 
decent homes model although this was less noticeable than with the Warm Zone aided dwellings. 

BRE have recently undertaken a detailed study of Warm Zone data for a Northumberland authority.  
Relatively few dwellings were definitively shifted from inadequate to adequate thermal comfort by the Warm 
Zone works but this study did take place in an area where insulation (the main Warm Zone improvement 
approach) was not always an appropriate solution. .  Despite this the large amount of data available from 
the Warm Zone and Warm Front schemes makes it an essential part of any comprehensive scheme to 
gather data on the decent homes standard.  The work done in Northumberland was in part informed by but 
extends beyond work done by Gateshead.  It may be that applying these refined methods to the Gateshead 
data could provide a more definitive approach to evaluating the contribution of this data to the overall 
decent homes position. 
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Other data sources used in the evaluation: voids and private rented tenure data 

Two other data sources were used in the evaluation although they had little potential to update the models.  
The first of these is data on long term voids.   

Long term vacant dwellings or voids 
Data on these dwellings was extracted from the Council Tax database which includes information on 
ownership and length of vacancy in days.  Where the vacancy period was more than 6 months then these 
were designated by Gateshead as long term vacants or voids. 

Their distribution in the Pathfinder area is shown in the map below. 

 
While designation as a long term void does not necessarily mean such properties will fail the non decent 
homes standard it was the opinion of the Gateshead officers that these were usually in very poor condition.  
By taking a random sample of these dwellings and carrying out the briefest of external surveys it may well 
be possible to determine a very high rate of failure on the grounds of disrepair.  The problem then is how to 
use this information to update the non decency model.   

The rate of vacant dwellings will already have been taken some account of in the calculation of the non 
decent homes model.  It would be a highly complex procedure to try and determine how this might be 
adjusted.  For this reason it may be better to focus on recording information on any void made decent or 
newly void property becoming non decent as this change of status is more simple to make use of in a 
similar manner to the accredited properties.  Unfortunately this would require the tracking of void status of 
all dwellings since 2001 and this is unlikely to be recorded by most council tax databases although a 
number of authorities who have active Empty Homes strategies may well have this data. 
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So the main value of this data is once again in validating the non decent homes model distribution for which 
it is a fairly good match. 

Data on the private rented sector 
Private rented dwellings return the worst rates of non decency at the national level and this is usually 
reflected in the results of local surveys as well.  Data identifying private sector dwellings exists on council 
tax databases usually through the presence of a landlord’s name and address being recorded or an 
identifier of a non liable party with an interest in the property entered by a council officer.  Once RSLs are 
screened out this becomes very useful data for targeting surveys but in this instance is mainly used as 
supporting evidence to validate our models as it has no potential for updating them. 

The map below demonstrates a very strong relationship between the worst areas predicted by the non 
decent model and the distribution of private rented dwellings.  This map could be used to identify areas 
where targeting enforcement resources might be an appropriate strategy to improve non decency rates. 
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Evaluating and updating the housing stock model projections using local data sources: 
summary 

The evaluation has examined a number of data sources with a view to using them both to validate and 
update the models.  Table 2 below summarises their value in these respects. 

Table 2: Summary of data sources and their potential for evaluating and updating the housing stock 
model projections 

Type of data Source Use Comments 

Demolition and 
clearance 
records 

Council tax 
address lists 

Evaluation/ 
updating 

Reasonably simple to obtain. 

Can be used to calculate simple adjustment to 
stock totals at COA level. 

Clearance areas tended to be in worst areas 
according to non decent homes model 

Date and tenure required 

New build 
records 

Planning and 
Strategy 
section in 
Gateshead 

Updating Simple to obtain in Gateshead.  Elsewhere 
known to be recorded on council tax databases. 

Slightly more complex to apply adjustments of 
stock totals at COA level than for demolitions. 

Date and tenure required 

Enforcement 
and 
accreditations 
scheme data 

Private sector 
housing 
admin. 
database 

Evaluation/ 
updating 

Data matching exercise required to map data in 
Gateshead.   

Enforcement data too sparse to use for 
validation.  Properties recently made decent 
following accreditation found mainly in worst 
non decent areas, validating model predictions. 

Historic accreditations may use fitness 
standard. 

Accreditation excellent for updating as records 
change of status since model developed (2001).  
Relatively simple calculations could update 
stock totals at COA level.  Too little activity to 
have major impact on totals at Ward or Borough 
level 

Warm Zone 
and Warm 
Front data 

Scheme 
providers 

Evaluation/ 
updating 

Large volumes of data from both schemes.  
Doubts over data quality have prevented use.  
Indications from other authorities that few works 
impact on non decent homes.  Further 
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investigation required. 

Missing data an issue in some cases. 

General pattern validates non decent model.  

Long term 
voids 

Council tax 
database 

Evaluation Simple to obtain in Gateshead. 

Good correlation with non decent model as 
would be expected as vacancy rates feed into 
model. 

Private rented 
dwellings 

Council tax 
database 

Evaluation Simple to obtain in Gateshead. 

Good correlation with non decent model as 
would be expected as private tenure rates feed 
into model. 

Grant activity Private 
Sector 
Housing 
Database 

Updating Simple to obtain in Gateshead  

Few records would affect Ward or Borough 
projections. 

Potential to update model if works are group 
repair scheme or block improvement scheme. 

 

The most successful of the approaches developed by Gateshead to updating the models are for their use of 
demolition/clearance and new build data.  Although few authorities will have seen the large scale clearance 
that Gateshead has initiated since 2001 the method they have developed can equally apply to sporadic 
demolitions across the whole of the stock.  The treatment of new build data is also an example of good 
practice that could be taken up more widely.  The map of the impact of the new build data was particularly 
effective in demonstrating the impact of change since 2001 on the model distributions. 

By contrast the Warm Front and Warm Zone data has proved disappointing in Gateshead.  Similarly 
disappointing results have emerged from a more systematic study by BRE in a Northumberland authority.  
While there may be some potential to apply the methods developed in Northumberland (which are 
themselves a refinement of work first developed in Gateshead) we are not particularly confident that it will 
result in many cases where we can definitively determine a change in non decency status and thereby 
allowing an update of the model predictions.  It is, however, the Warm Front data, because of its national 
coverage, which still has the greatest general potential to update the models.  There would however, have 
to be a marked improvement in data quality.  While the data may be satisfactory for the purposes it was 
originally intended for (identifying dwellings where fuel poverty could be alleviated) unfortunately critical 
information to calculate changes in inadequate thermal comfort status was often missing.   

We understand that some authorities now pay Warm Front providers to collect indicative data on non 
decency.  Such an approach may be worth considering in Gateshead and elsewhere especially as it directly 
addresses non decency and avoids the complex issues of trying to estimate the impact of non energy 
based factors such as disrepair.   
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The enforcement and accreditation records have proved a mixed bag.  The former were too few to make 
use of while the latter indicated how a change in non decency status could be used to update the models 
providing that the properties had been inspected against the rating system.  

The datasets available have allowed Gateshead to demonstrate how different types of data can be used to 
update the housing stock models.  The methods used to extract the data should be readily repeatable and 
allow this to be an ongoing process.  To date the approach to recording the impact of the changes has 
been to amend stock totals and percentages at COA level, concentrating on changes in status since 2001.  
One important consideration for Gateshead was how amending projections at COA geography then 
affected Ward projections and the Borough figure. This change would be quantified by summing the new 
COA figures for each of the corresponding Wards and then summing the Wards to yield a new borough 
figure. Putting deterioration aside this could demonstrate and improvement in the stock since 2001 and 
provide a baseline from which to monitor the current stock. 

Potential to develop a 100% dwelling database 
As more data becomes available this process may become increasingly unwieldy and it may be that the 
development of a dwelling record database becomes more appropriate.  Each record would include a field 
for each of the housing stock model projections.  In this field the probability of the dwelling failing each 
standard would be entered.  Thus where the housing stock projection for non decency for the COA in which 
the dwelling is located is 50% then the corresponding field entry would be a probability of 0.5.  Thus when 
the field is summed for the COA it would result in the same number of dwellings as previously returned for 
the COA.  Using this approach where a change of status is reported from one of the external sources e.g. 
the dwelling is accredited then the probability would be set to 0 as it would be known to be decent and this 
is a known change in status since the source date of the modelled data of 2001.   

In some circumstances such a 100% dwelling database can make use of data that does not make use of 
changes in status.  The Warm Front data is a source of a large amount of such data and if the data quality 
could be improved there is potential to make use of this information.  For reasons that we return to later in 
this case study these data can usually only be used to update the models when a large number of records 
in a particular COA are available.   

Embarking on the development of a 100% stock condition database should not be undertaken lightly but as 
data becomes more available may become the logical approach to take.   

Comparison with Gateshead private sector house condition survey data 

The use of the various datasets described above in evaluating the models was pragmatic and systematic 
but did not make use of statistical techniques such as correlation.  It has in the main relied on visual 
perceptions of correlation between the map of the non decent homes model and overlaid data.  This is 
partly because at the time this part of the evaluation was undertaken no local survey data was available.  
This has now become available and BRE have undertaken a comparison exercise which demonstrates that 
the distributions by COA for the key models of non decent homes and vulnerable households in non decent 
homes correlate well with the survey results.  Gateshead have, however helped to identify a discrepancy in 
the methodology BRE have employed to make these comparisons and there are indications this 
methodology may underestimate the strength of the correlations generally discovered by the BRE method.  
BRE are currently re-evaluating their approach and an updated report on the comparisons between the 
models and the survey results will be issued shortly.   
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While there are generally good correlations between the distributions for the key variables there are notable 
differences at the authority level.  Table 3 summarises the result at authority level. 

Table 3 Comparison between authority level model and survey results  

Variable
Model  

2001 %
Survey 
2007 %

Non decent homes 28 33
Inadequate thermal comfort 15 13
Category 1 hazards 10 16
Disrepair 10 14
Non modern amenities 2 4
Dwellings with a SAP less than 35 7 7
Fuel poverty 9 5
Vulnerable households in non decent 
homes 10 11
Vulnerable households in decent
homes (as as percentage of all
vulnerable households) 54 56  

The survey results show generally poorer conditions than the model.  This is despite the six years that had 
elapsed between them during which one would have expected an improvement in conditions.  The high rate 
of Category 1 Hazards, however, can be understood as the survey clearly identified falls on stairs as a 
major reason for the higher than predicted rate.  This higher rate was not unexpected given the unusual 
character of external staircases to so many dwellings in the authority.  This decidedly local phenomenon is 
also likely to have contributed to the higher than average decent home failure rate.  Indeed the rates 
discovered by the survey were initially reported as far higher for non decency, inadequate thermal comfort 
and non modern amenities.  The very large discrepancy between the modelled and reported results led to a 
detailed examination of the data which revealed a serious miscalculation of these three variables.  The 
availability of the models as a benchmark was particularly valuable in drawing attention to these unusually 
high levels and the errors were subsequently corrected. 

One comparison where the data has proved particularly interesting is where an attempt has been made to 
determine if there is any bias in the data.   Gateshead obtained a list of all households on Council Tax and 
Housing Benefit (hereafter CTB/HB)and BRE examined their distribution to determine if there was a 
disproportionate bias from these households.   

By comparing the distribution of CTB/HB households in the sample who responded to those who did not it 
was quickly established that there was a bias in the response.  The survey sample was divided into 4 strata 
and between 3% and 7% more CTB/HB households were found in the surveyed dwellings in each strata 
(see Table 4 below). 
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Table 4: Estimating bias from Council Tax and Housing Benefit distributions by survey strata  

Survey Strata 

Percentage of 
sample in survey 
strata receiving 
Council Tax Benefit 
or Housing Benefit  

Percentage of survey 
strata  in Gateshead 
Council Tax and Housing 
Benefit database 
receiving Council Tax 
Benefit or Housing 
Benefit  

Extent of bias 
(difference between 
previous two columns, 
per cent) 

1 26 23 3 
2 24 17 7 
3 20 16 4 
4 12 9 3 

 

These results were found to be significant at the 95% level for strata 1-3.   

BRE developed a new set of weights to adjust for the bias in response.  When applied, this resulted in an 
improvement from 55.7% to 56.6% in the PSA7 indicator (the percentage of vulnerable households in 
decent homes) a difference of 0.9%.  To place this into context it is best compared to  the national annual 
rate of improvement of around 2% so it would be capable of masking around 6 months of improvement in 
many areas.   

The same set of weights could be applied to other variables such as non decent homes and inadequate 
thermal comfort.   

We would emphasise that no criticism of the survey contractor should be implied from the investigation of 
bias.  Where access rates are around 50% such bias is almost inevitable and indeed will still occur at 
higher rates.  Generally, however, as access rates improve non response bias decreases.  This is why BRE 
place a strong emphasis on the need to maximise access rates in house condition surveys. 

One improvement that could be made to the method used above would be to try and obtain data on 
Disability Living Allowance as well as Council Tax and Housing Benefit.  At the national level the Council 
Tax and Housing Benefit cases account for around 62% of PSA7 households but adding in households on 
Disability Living Allowance would increase this to around 80%.  Using a more complete dataset such as this 
would further improve the accuracy of the bias correction factor. 

To summarise the key points of the bias investigation are: 

1. Council Tax and Housing Benefit data held by authorities can be readily used to determine the 
impact of non response bias from vulnerable households in sample stock surveys. 

2. To investigate such bias it is essential that all survey data including address and postcode is 
returned by the contractor to the local authority. 

3. Availability of disability living allowance data can further improve the analysis of bias. 

4. Non response bias was not particularly significant in this case but was equivalent to the 
improvement that could be expected in PSA7 during the course of around 6 months.     

5. Access rates are important as failed access introduces bias.  Surveys should be commissioned in 
such a way that rewards high access rates. 
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Comparisons between the stock models and data from other authorities 

The comparisons made between the stock models and the Gateshead data are one example of such 
exercises undertaken.  These have generally resulted in favourable correlations between the models and 
the local data.  The results are summarised in Table 5 

Table 5 Correlation coefficients between survey and model 

Non 
decent 
homes

Inadequate 
thermal 
comfort

Category 
1 Rating 
System Disrepair

Non 
modern

SAP less 
than 35

Fuel 
poverty

Vulnerable 
households 
in non 
decent 
homes

North West 
Metropolitan 0.8 0.8
South East 
Borough 0.7
South East 
Borough 0.6
South East Urban 
Borough 0.6 0.7 0.5 0.5 0.3 0.4 0.1 0.5
North East 
Borough 0.6 0.6 0.8 0.3 0.7
North East 
Borough 0.8 0.9 0.7 0.5 0.8 0.3 0.8
North East Urban 
Borough* 0.3 0.8
North East Urban 
Borough 0.9 0.9 0.8 0.9 0.4 0.8 0.8 0.9
North East Urban 
Borough 0.8 0.7 0.7 0 0.1 0.7 0.7 0.7
North East Urban 
Borough 0.8 0.9 0.7 0.8 0.2 0.9 0.8
North East Urban 
Borough** -0.2 0.6 0.5 -0.4 0.4 0.1
Gateshead 0.7 0.4 0.4 0.6 0.1 0.4 0.2 0.7

Average 0.6 0.7 0.6 0.4 0.2 0.7 0.4 0.7

Model

 

 

Interpreting this comparison data is not straightforward and BRE have already provided Gateshead with a 
report which seeks to explain the results.  The key points of that report can however summarised as 
follows:- 

1. The method used to determine the correlations involves comparing average stock model results for 
clusters of COAs with similar stock model percentages to the rates for the variable found in the 
survey in the same cluster of COAs 

2. A correlation of 0.6 is considered good for this type of model although models with results as low as 
0.3 have been found to be useful where variations can be explained.  The four most important 
variables average at or above this level i.e. non decent homes, inadequate thermal comfort, 
Category 1 hazards and non decent homes occupied by vulnerable households. 

3. Data quality for at least two surveys was the likely reason for the poor correlations (identified in the 
above table by * and **). 
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4. If the authorities with data quality issues are excluded all the models except modern amenities and 
fuel poverty show results that indicate they are useful predictors.   

5. There are major concerns about the survey data from contractors for fuel poverty in general due to 
the complexity of the measure.  Nevertheless this model should still be used with caution. 

6. The national rate of modern amenities is only 2% which makes it very difficult to model or measure 
by local house condition survey.  Fortunately it’s very low incidence means that little importance is 
currently attached to it.   

BRE have only investigated one non survey source in detail (Warm Zone data from an authority in 
Northumberland).  Although this data was not particularly useful for measuring change it did show a very 
strong relationship both at ward and authority level for the thermal comfort criteria of the decent homes 
standard.  With data from around 60% of the stock which was a good match for the age and type the Warm 
Zone data provides a further strong corroboration of the stock models. 

Reconciling the various data sources 

With so many sources of data Gateshead is in an almost uniquely data rich position but there is the 
potential for every authority to tap into the same sources with the single exception of Warm Zone data.   
Even here the Warm Front data should be available as an alternative. 

Benefiting from all of these data sources and with a dedicated member of staff with both a private sector 
housing background and expertise in data analysis, Gateshead are making real progress in reconciling the 
various data sources to give a coherent overall picture. 

Yet there still remain discrepancies between data sources so how should the authority go about the 
process of reconciling those that remain. 

One approach would be to bring the various data sources discussed above into a single database.  
Essentially this is a process of importing the data at COA level for a particular model into a database and 
then updating the COA data with information which is likely to lead to a change of status for the model 
variable for any dwelling within a COA.  Figure 1 overleaf illustrates how this might work for non decent 
homes. 
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Figure 1 Building a house condition database 
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The essential point here is that it is only where dwellings change their non decency status that the COA 
record should be altered.  Often this data will not be available but where it is or can be inferred then the 
record can be updated. In some cases the data will be available for one criteria of non decent homes but 
not for the complete indicator.  This is commonly the case with Warm Front data.  In such cases the 
probability of decency may be increased by determining a change in the thermal comfort status.  This can 
be reflected by adding a factor to the decency total.  Applying such factors is quite complex when working 
with COA level records and is one argument for using a 100% stock database.  If it is decided to use such a 
database then Figure 1 remains the same as far as data flows are concerned.  The only difference is that 
the original database is of all private sector dwellings and each record is populated with a probability of non 
decency i.e. if the COA prediction is 60% non decent then the probability entered into each dwelling is 0.6.  
A change in status from non decent to decent would then be entered as a probability of 0.  If there was a 
change in status from inadequate to adequate thermal comfort then this would reduce the probability that 
the dwelling is non decent.  The best estimate of this could be found from the house condition survey and 
would be the average rate of failure from any combination of the three remaining criteria.   

Another advantage of the 100% database approach occurs where there is a large amount of data on 
dwellings and there has been no change of status since 2001.  Returning to the example of a COA with a 
predicted rate of non decency of 60% if enough data was held on that one area so that this prediction can 
be shown to be wrong then that prediction should be updated.  This would occur if there were 100 dwellings 
in the COA and either 41 were found to be decent or 61 found to be non decent.  In either case the original 
prediction cannot be right and so should be changed.   

Reconciling stock condition database and house condition survey data 

While the above brings together how much of the data described earlier can be brought into a single 
database it does not deal with how to reconcile the results of the house condition survey with the model 
predictions.  Indeed it treats each house condition survey record in the same way as it treats every other 
data source i.e. as applying to that dwelling only.   

However the house condition survey data being sample survey data does have an important status.  So 
how then can it best be used together with the other sources which because of their sources will often be 
subject to bias and cannot be taken as representative of any other dwelling. 

There is no definitive way in which one should go about this but HI4EM (Housing Information for the East 
Midlands) have demonstrated one way forward.  The approach they have generally taken is to calculate the 
survey results for around 4 sub areas and then calculate uplift factors to apply to the models.  These factors 
are calculated by dividing the average model result for these areas by the average from the survey.  The 
assumption underlying this methodology is that there is some underlying factor applying to the areas, which 
the survey has discovered, that the model is not able to take account of.   

If such an approach is adopted one has to consider carefully how to treat areas where the authority has 
updated the models already.   If we assume that the overall levels reported by the survey are correct then 
the uplift factor to be applied would need to be reduced by a proportion to take account of the improvement 
already identified.   We would suggest that this should be done in such a way that it does not hide these 
locally identified changes.  For example a COA might be found from local sources to have improved by 2% 
in a sub-area that the same sources indicate has only improved generally by 1%.  The survey, however 
might suggests the sub area has generally improved by 5%  We would suggest a general uplift factor of 4% 
be applied to all COAs in the area.  Working with a COA database this would be a simple question of 
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adding on 4% to each area.  Working with a 100% database this would be more complex as each individual 
record would need to be increase by 0.04 (or more where some were equal to 1). 

The above assumes that generally surveys would find better conditions than the models (due to the 
intervening period between them) but similar protocols could be worked out where survey results are worse 
than the models. 

Assembling the type of database described above would be a major task and Gateshead and Sandwell are 
probably the only authorities in England who have made serious progress towards this goal.  Such a task 
almost certainly requires a dedicated officer with a high level of database skill as in Gateshead.  This sort of 
resource is rarely available elsewhere at authority level.  If such a role were available at sub regional level, 
economies of scale might be achieved which could make such an approach more affordable to smaller 
authorities.   

Moving forward with a stock condition database 

BRE hope that Gateshead will adopt one of the approaches described above and attempt to keep the 
database up to date.  In future years such a database will face a number of challenges, in particular how to 
collect information on spontaneous improvement by owners and landlords which will almost certainly 
account for more change in non decency than action by any authority.  Often the most significant 
improvements leading changes in decency status happen when ownership changes so land registry data 
may be of value as may be planning and building regulation notifications in monitoring improvement.   

The other main challenge is in measuring decline.  This is much more difficult to measure as decline from 
decent to non decent status is unlikely to be obvious.  It may be that the only way to build this into a 
database system is by applying factors calculated from national or local house condition survey sources.   

One final thought for those daunted by the thought of monitoring the whole of the stock is to consider only 
monitoring those occupied by vulnerable households, who nationally account for around 18% of all 
households.  By using the Council Tax Benefit/Housing Benefit/Disability Allowance markers on local 
databases this approach could directly identify around 80% of vulnerable households.  The principles 
outlined above could just as easily be applied to this smaller group and the lessons learned be used in 
gradually extending to monitoring the whole of the stock.      

While it is understandable that decision makers are looking for clear and unambiguous answers on stock 
condition these are not easy to deliver.  The models can deliver a map of the likely distributions that a local 
survey can not.  At the same time the survey should be capable of delivering up to date and accurate 
authority level statistics within specified error ranges which the models cannot.  Fundamentally the two 
methodologies are aimed at delivering different things and so it should be no surprise that trying to bring 
them together can be a fraught business.  Nevertheless we believe the effort is worthwhile especially where 
it is being used to develop a database system capable of using data from other sources. 

Whatever decisions are taken on integrating the various data sources there are some obvious uses that the 
model data can be put to and this case study would not be complete without mention a few of the 
innovative approaches Gateshead have adopted. 
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Using the modelled data to inform loan policy 

Where dwellings are owner occupied the emphasis in national renovation policy has shifted from providing 
grants to loans or repayable grants.  One would hope that the willingness to take out loans would be 
greater where owners had a reasonable proportion of equity in their properties.  The closest one can get to 
such data is the percentage of dwellings which are owned outright by the occupiers which can be sourced 
from the census.  The map below overlays this information onto the map of non decency. 

 
Both high and low levels of outright ownership exist in the areas predicted to have the worst rates of non 
decency.  What this does mean is that very different approaches might be appropriate in adjacent areas.  
Within a GIS however it is possible to map this data by only showing those areas with the higher values. 
 
Data obtained on house prices is easier to interpret and the map below shows a strong relationship 
between high rates of non decency and lower house prices.   
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Information in this format is particularly useful when considering the options for the future in such areas.  
BRE are currently looking at producing a variable on the health costs of poor housing based on the Rating 
System.  Such data overlaid onto the cost data may prove still more informative than the raw non decency 
data. 

Using the modelled data to target resources and partnership working. 

Gateshead have recently used the BRE model in conjunction with results of its 2007 stock condition survey 
to target interventions. In the first scenario Gateshead used information from the Department of Work & 
Pensions highlighting geographical areas where a higher concentration of pension credit payments were 
made to identify older people who may qualify for works through the Home Improvement Agency Anchor 
Staying Put. Having linked this to the model and giving each COA a rate of pension credit they used the 
Disrepair projection to identify the worst areas where concentrations of older people where higher. 
Following this they extracted the COA boundaries and the properties, around 400, contained within them to 
pass to Anchor to direct mail potential clients. The level of ownership also helped predict if clients may be 
more likely to receive a loan or a grant. Anchor have reported a good response rate from the trial and are 
now awaiting a second list to repeat the exercise. 

In the second example Gateshead used the Non decent / thermal comfort projection to identify where 
poorer geographical hotspots exist. By plotting where Warm Zone had already delivered improvements and 
then relating this to the worst model projections, the properties in the worst COA’s which had not been 
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targeted by Warm Zone where extracted and a list of addresses sent to them. These were again used for 
targeting purposes and Gateshead are awaiting feedback on any success. 
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Summary and conclusions 

The main task of this case study was to find examples of good practice and consider how these could be 
spread to other authorities.  While the whole manner in which Gateshead have gone about making use of 
the modelled data could be taken as an example of good practice, we list the following either as specific 
examples of good practice or lessons learned in Gateshead (and elsewhere) which are likely to be of use to 
authorities making use of the Housing Stock Projections; 

1. Gateshead have benefited from the services of a talented officer whose GIS, database and 
statistical skills complement his strong grasp of private sector housing strategy.  While such skills 
often exist within an authority it is usually where they are found in one person where exceptionally 
good practice is found. 

2. Making ward data available in a rank ordered format made data easier for officers to assimilate.  
BRE have now incorporated this facility into their key statistics spreadsheet. 

3. Listing street names within COAs reduced the need for mapping this data and made it generally 
accessible.  This has also now been incorporated into BRE’s key statistics spreadsheet. 

4. By simply visiting the poorest areas a simple external visual impression was a useful starting point 
in evaluating the performance of the models. 

5. Council Tax and other authority databases can be a useful source of data on demolished and 
newly built dwellings which Gateshead have demonstrated can be used to update the models at 
COA level and take account of major change.   

6. Gateshead have also demonstrated how other data sources which have a more minor impact can 
also be taken account of providing they collect appropriate data.  The accreditation scheme is a 
successful example of how this can be achieved although making use of the data on local authority 
enforcement action was less successful. 

7. Warm Zone and Warm Front data has huge potential as a data source for monitoring change but 
the quality of data may need to be improved before it can reach it’s potential.  Application of 
methods developed by BRE in Northumberland may help in gaining more value from the existing 
data. 

8. There is a strong case to be made for local authorities to enter into partnership with Warm Front 
contractors to facilitate data collection on decent homes. 

9. Data on voids and the private rented sector may be seen as having some value in validating the 
models but BRE take the view that this is limited.  Such data feeds into the calculation of the 
models already so it would be difficult to disentangle the effects of the locally sourced data.   

10. Comparison with the local house condition survey identified an unusually high rate of thermal 
comfort failures which was contradicted by other data in the contractor’s report.  These errors were 
subsequently amended and comparisons were seen to be far more favourable.  The BRE models 
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played an important role in identifying the rate of failure as unusually high allowing their subsequent 
correction. 

11. Gateshead have helped BRE identify an improvement in their methodology for making comparisons 
with COA level data.  Once this was implemented the distributions of the key indicators have 
broadly followed the model predictions. 

12. Gateshead have provided data on households in receipt of means tested benefits which have 
allowed BRE to undertake an analysis of non response to the survey which we believe to be the 
first of its kind for a local authority. 

13. This data was readily made available to Gateshead and will be so in many authorities.  For where 
data controllers are less willing to release this data BRE have produced a summary of guidance 
from the Information Commissioners Office and elsewhere which may assist when making the 
case. 

14. The analysis of non response discovered a small (although expected and understandable) bias in 
the survey results.  This leads to a significant  correction (0.9% improvement) to the key PSA7 
indicator (percentage of vulnerable households in decent homes).  To put this into context an 
improvement of this level would normally take around 6 months.   

15. The various data sources that Gateshead have available to them could be incorporated into a 
database of either all private sector dwellings (100% database) or all COAs.  Currently Gateshead 
have taken steps towards the latter in their use of demolition and new build data.  The accreditation 
and house condition survey data could be readily added in to this database.  Incorporating the 
Warm Zone and Warm Front data is more problematic but remain the most important potential data 
sources for the future. 

16. Such databases will need to be reconciled with the results of local house condition surveys. HI4EM 
(Housing Information for the East Midlands) have demonstrated a methodology for applying 
improvement factors calculated from house condition surveys to the stock models.  BRE have put 
forward an outline approach for modifying these factors to take account of the impact of local data 
other than just the models.   

17. As such databases are developed it may be possible to look at how other sources of data can be 
used to measure spontaneous improvement e.g. change of ownership data, building regulations 
and planning permission data.  

18. Authorities daunted by building 100% databases might wish to consider working initially with 
households in receipt of Council Tax Benefit, Housing Benefit or Disability Living Allowance as 
these three benefits account for around 80% of the PSA7 qualifying benefits which themselves 
typically account for around 18% of households. 

19. Whether or not the model data is used to build larger databases Gateshead have demonstrated 
how it can be used with other data such as outright ownership and house price data to inform 
private sector housing strategy. 

 


