
Black Country Telford Housing Market Renewal Area – Phase 1

ECOTEC Research and Consulting Limited

145

6.0 NEIGHBOURHOOD ANALYSIS

This section presents the findings of a first-rung neighbourhood typology analysis for the Black
Country Telford area. This has been based on an initial range of indicators - with some acknowledged
weaknesses and deficiencies. Further work is needed to develop a wider range of indicators and to
develop a fuller rationale for the inclusion or exclusion of indicators. This approach has been pursued
in other areas where this approach to the development of a typology has been deployed.

6.1 Neighbourhoods and Housing Market Renewal

“A fundamental of Housing Market Renewal is that neighbourhoods are not the building block
for Housing Market Renewal (as per neighbourhood renewal strategies, for example) but
rather the end game. Cross-district, sub-regional drivers are the fundamental issue. Yet
ultimately, it is at the level of neighbourhood that intervention is prioritised and the sequence
of investment determined and operationalised.”

North Staffordshire Housing Market Assessment, CSR 2004 page 61.

“It’s about why the people who live in these houses live in them.”
Stakeholder Interviewee, North Staffordshire housing market assessment, CSR, 2004

There are clusters of neighbourhoods within the Black Country and Telford in which poverty is
concentrated. Even though the Black Country is itself a declining, low- income conurbation it also
demonstrates particular forms of social and economic polarisation that impacts on, and is in turn
exacerbated by, the operation of the housing market. This is due to the ‘sorting effect’ of the
residential housing market: a desirable area commands a price premium. Poorer households are
clustered together in more affordable and invariably poorer quality locations1. Within the Black
Country and Telford there are consequently areas very badly affected by limited opportunities for
residents, poor housing and local environments.

So choice or the lack of it is an important aspect of defining function. There are a lot of factors at
play in such ‘choices’, institutional, cultural and personal. This can relate to kinship ties, temporary
situations such as being at university or the immediate exit route after relationship breakdown.
Nevertheless identifying the characteristics of people who live there can reveal a great deal about the
function of an area – and how it is changing.

It is possible to identify clusters of related neighbourhoods around which it may be helpful to develop
a typology. This may be closely related to the existence of sub-markets, where issues of house type,
tenure, condition and amenity and price combine with demographic and income issues to indicate
some self-containment of clusters of neighbourhoods. Not surprisingly, some of these micro markets
or neighbourhood typologies perform better than others.

Finally, it should be noted that the requirement of the Black Country and Telford HMR prospectus is
not to identify the most deprived neighbourhoods, important though this it. Rather it is to understand
the form, function and trajectory of its micro-markets to address the weakest markets. Additionally,

1 Prime Minister’s Strategy Office and ODPM (2005), Improving the Prospects of People Living in Areas of Multiple Deprivation in
England, page 50.
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Figure 6.1: Modified risk index, Black Country and Telford, 2004
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However no index can identify all the housing market problems evident at local level, so the results of
this index were examined in detail by officers from each of the five local authorities to introduce an
element of ground-truthing. This is consistent with the previous use of the index by ODPM. The
result of this was to identify some additional isolated areas, together with extensions to the areas of
risk identified by the index.

Even in the Urban Living area, the index does not highlight all neighbourhoods as experiencing
problems of low or changing demand or market weakness. In this and other Pathfinders, the approach
taken was been to identify an intervention area covering the main areas of market weakness together
with associated areas, on the grounds that market weakness and associated problems can have an
impact on neighbouring areas, or that interventions in these neighbouring areas can contribute to
tackling problems in the areas which are worst affected. A similar approach was followed for the
Black Country-Telford area, leading to the identification of two indicative intervention areas as shown
in Figure 6.2.

The largest of these forms a cross shape covering parts of the four Black Country authorities,
extending from the Black Country core area towards Wolverhampton, Walsall, Dudley and West
Bromwich. This area includes a part of the existing Urban Living Pathfinder, which is contiguous
with it. It would not, of course, be appropriate to include this directly within a Black Country-Telford
HMRA, but Figure 6.2 shows the need to ensure that the activities of the proposed Black Country-
Telford HMRA are closely coordinated with those of the Urban Living Pathfinder.
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The second area, which is not contiguous with the proposed Black Country intervention area, covers
central and south Telford. The problems of this area relate specifically to deprived former new town
estates with particular problems relating to their design and layout. Three existing Pathfinders have
intervention areas which are fragmented in this way but which share common characteristics of
market weakness.

Figure 6.2: Overview map of potential HMRA and main areas at risk.
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house prices, incomes, access to services, and environmental quality. It was therefore necessary to
turn to other sources for data on these indicators.

As indicated above, it was not possible in the timescale for this study to assemble data from local
administrative sources, although access was obtained to some already assembled administrative data.
These sources would have provided wider and more up to date information on indicators such as
housing vacancy levels, housing turnover and demand in the social rented sector, and benefit
dependency. Past experience has shown that there can be problems both in securing access to this
data and in aligning definitions and other data characteristics across local authorities. However this is
a gap which future work should seek to fill.

Additional sources drawn on for data included the Land Registry, local crime data sources, the IMD
2004, DfES education data. Finally a number of indicators such as travel times and accessibility to
post offices were developed for the purposes of this study from raw data sources.

6.3.1 Housing Market Weakness

This section looks at the picture provided by indicators of housing market weakness. This is the most
directly relevant set of indicators (or domain) but it is important to set these results in the wider
context provided by the cohesion, exclusion and environment/access domains. Figures 6.3 to 6.6
show indicators of housing market weakness across the Black Country Telford area and Figure 6.7
shows the housing market weakness domain score which combines these indicators.

Figure 6.3 shows the proportion of sales in each neighbourhood which are below the regional lower
quartile threshold price for 2003. This draws on individual dwelling transactions data provided by
GOWM (2004 data was not available at the time of writing). If prices were even across the region, it
would be expected that 25% of transactions would fall below this threshold. However, as Figure 6.3
shows, much higher levels (61% or more) are widespread across the study area, covering most of the
‘at risk’ area identified above in Figure 6.2. In Telford & Wrekin a number of estates in south and
north Telford are highlighted. This indicator clearly shows the widespread extent of low values
across the Black Country and parts of Telford when set against regional norms which is one of the
defining features of the market.


