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n this rescarch we have selected Warrington and Stevenage as case studies from Raglish
New Towns. I will consider the ole of housing stock in Warrington and Stevenage in relation
to the pattern of mobility of population and development of these towns.

1.1 Housing and the stages of development of the case study New Towns

1.2 Labour mobility and hou

g in Stevenae

As we knaw there veas substantial prowth in the level of in-migration (o Stevenage over
the first and second decades of its development. The study of housing stock in Stevenage
over those stages indicates that during the first and second decades, the housing stack
inorcased respectively 533% and 63%. This means there was close harmony between the
patirn of change in migration and housing stock in Stevenage over those stages. In those
stages the availability rented from the Council was an important factor in labour
mobility 1o the lown. As we can see in Tahle 1 about 85% of the total housing stock in
Stevenage was rented from the Council.

When Stevenage was designated as a New Town in 1946, there was a stock of 1940
dwellings. The majority of these dwellings were in private ownership. During the 1950s,
according (o the 1949 Mastcr Plan, about 1000 hauses were to be completed each year
(Stevenage Borough Council, 1981), During the 1960 this amounted to about 800
dwellings a year { Stevenage Borough Council, 1981, These two decades were the two major
periods for the development of Stevenage as a first generalion New Town. By 1971, about
19000 dwellings had been built by the Development Corporation, the main agency for
cxpansion of the town

As we can see in Table 1, the dwelling stock in 1971 was about 20065, In this year about
85% of dwellings were for the public-rented sector, and about 12% were for ownier oceupiers,
by contrast only 3.16% of dwellings were rented privately.

When we compare  Stevenage District and Hertfordshire County, we can see that
Stevenage District had a considerably diflerent housing stock profile. In the case of
Hertfordshire County. where there was only 13.69% public rented housing in 1971.

‘the 19705 marked the end of large scalc in-migration to Stevenage. Over the third
decades of Sicvenage’s development, with the maturity of New Town, there was substantial
growth in the size of the labour force and a decline in in-migration to the town. Over this
period there was just 2.6% growth in in-migration to Stevenage. At the same time there was
27.3% growth in housing stock in Stevenage. By this time, muny of the children of the
original in-migrants had became part of the economically active papulation.

If we compare the Lwo decados of the 19605 and the 1970s, in spite of a considerable
reduction in the lovel of in-migration from 32% to 2.6%, the rate of growth in housing stock
declined from 63% to 27.3%, This means that over the third decades because of considerable
growth in the size of the local labour force, there was a growth bt the need for new dwellings
in Stevenage.

v of dwellin

The most significant characteristic.feature of the 1970s was the growth of the private
sector in Stevenage's housing market. This occurred by means of the sale of around 6000
dwellings to Development Corporation tenants ( Stevenage Borough Council, 1981). As we
can see in Table 1, the share of housing rented from the Council declined from about 85% in
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Housing market and migration

Ajza Shokouhi

Department of Geography, Ferdowsi University of Mashhad, Azadi Squre, Mashhad, lran

Abstract: There has been much discussion in the urban and regional studies literature about
the sipnificance of housing markets for migration. Hughes and McCormick (1981)
demonsitate hat rental tenants have a higher propensity o move than owner-oceupiers, They
also found that for council tenants it is much more difficult to migrate from one region to
another compared 1o owner-oceupiers. Indeed. in a relutively froe housing market, one would
expeet tenants as a group W have significantly higher migration rates, because the costs of
migration are so much lawer for tonants than {or owner-oceupiers.

In this research we have swudied migration and housing market in Stevenage and
Warrington New Towns. Stcvenage and Warringlon New Towns belong to different
generations in Britain and cach hud a different housing stock profile in the first decade of its
designation.

In the case of Stevenage New Town duting the decade 1951- 1961 there was a large
amount of housing development by the Development Corporation, and in the meantime there
was a huge volume of in-migration into Stovenage.

Warrington New Tuwn, us a third generation New Town, was founded in 1968.

The result of the labour market accounls for Warringlon indicates that there were
considerable differences in the first and second decadcs in tne development of Warrington
New Town. Because of a slight change in employment there was a small amount of in-
migration over the first stage of its development, while in the second stage (1980s) there was
substantial in-migration to the town.

‘The study of housing market in Warrington indicates that the majority of rented housing
was tented by in-migrants, and availability of housing to rent was an important factor for
migration of young families to Warrington

It is clear that availability of accommodation for ren, varics between different fabour
market arcas and hs an important function in the mobility of population in the New Towns
labour market.

Key words: Fousing market, new towns, migration, tenants, owner-occupiers

1. Introduction:

As we know, one of the major objectives of the New Towns movement was (o take
overspill from big cities. Becanse of this, housing is an essential clement in prompting in-
migration and development of a new town. There s a considerable amount of academic
research about the cffects of housing provision on Tabour mobility. For example; both Goron
and Lamont (1982) and Champion and et al. (1987) emphasized that the availability of
housing to rent is important for the mobility of the labour force.

62




[image: image4.jpg]The Third lrternarional Conference on Urban Development and Land Policy in China

1971 to about 62% in 1981. The Development Corporation was wound up in 1980, but until
1978, it provided housing for workers attracted to Stevenage. Since 1978, the Borough
Council has allocited a quota of rented housing to key workers nominated by the
Commission for the New Towns (Stevenage Borough Council, 1981).

During the fourth stage of Stevenage's develapment, there was a 14% growth in the
housing stock in Slevenage, compared to the 11% growth in Hertfordshire County. This
means that in the this stage, the growth in the housing stock in Stevenage was similar to that
in the County. By cantrast, during the 1970s in the third stage of Stevenage's development,
the town's housing stock increased at a higher rate (23.7%) compared to Hertfordshire (13%).
‘This means that during the third stage, because of substantial growth in the size of the labour
furce, the demand for new housing increased substantially.

The housing sock rented from the Council or the New Town declined dramatically
between 1981 and 1991 This change reflects two major factors, first the sale of Council
houses and secondly the increasing concentration of now house building activity in the
private sector.

The data from the 1991 Census shows that the percentage of owner occupiers in
Stevenage Distriet incrcased from 34.9% in 1981 to 55.1% in 1991, while the percentage of
rented housing from the Council declined from 61.8% to 38.9%. During this decade
Stevenage Borough Council built 1079 new homes, On the other hand the Borough Council
sald 4697 homes under the right - to - buy legislation (Stevenage Borough Council, 1989),

2 Labour mobility and housing in Warrington

2.1 The pattern of change in the housing stock in Warrington

Data from the Censuses show that the tenurial composition of housing in Warrington New
Town and Warrington District changed during the lact two decades (1971-91). As we can see in
Table 2, the percentage of owner occupiers increascd from 53.7% in 1971 1o 73.4% in 1991,
wihile the percentage of housing rented either from the Council or from Hlousing Associations
declined fiom 29.2% und 16:9% to 19.4% and 2.7%, respectively. Of course, there are some
differences between District and New Town levels. It appears that the share of housing rented
from the Council in Warrington New Town is mote than that at the Distriet level,

1If we compare Warrington District and Chesnire County over the 19811991 decade, we
can see that they exhibited a similar (rend. Generally spoaking, in both there was a decline in
rented housing and a growth in owner occupics.

1t is important to note that change in tenure composition acts as a barrier to labour

migration.

2.2 Housing and stages of Warrington's development

The result of the labour market accounts for Warringlon indicatcs that there were
considerable differences in the first and second stages in the development of Warrington New
Town. As we saw carlier, because of a slight change in employment there was a small amount of
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in-migration over the first stage of its development, while in the second stage (1980s) there was
substantial in-migration o the town. ¢

If we compare in- migration and change in the housing stock in Warrington over the first
stage of its devclopment, we can see that at the same time as there wasa 5607 change in the
housing stock, there was about 2798 in-migeation to the town,

Those results from labour market accounts indicate that over the second stage with 12451
new dwellings in this town thero was 6624 in-migration to the Warrington. This means that
there was close harmony between growth in the housing stock and in-migration to the town over
the first and second stagos of its development. On the other hand we can say that a substantial
amount of new dwellings  constructed by Development Corporation were occupied by
Warrington residents

Generally speaking, in both stages the percentage of change i Warrington housing stock
was much higher than the in-migration to Warrington. This was because of the age of the
dwelling stock in Warringlon. The study of owner occupiers in 1981 indicates that morc that
half the owner occupiers in Warrington New Town moved from within Warrington Borough to
their present homes.

The Warrington Development Corporation (1981a) studied the tenants (housed between
1980 and 198 1) and owner occupiers Jiving in houses buitt on Development Corporation land in
the three-year period up to 1981.

The study of tenan's housed during the period 1980 fo 198} shows that more than hall
(539%) of the tonants were from Greater Manchestor, while only 16% and 7% of them came
ftom Merseyside and Warrington, respectively.

Wardington Now Town was founded in 1968 s u regional growth point in the regional
strategy for the North West (Depariment of Economic Affairs, 1965). Specifically, this New
Town had to take 40000 overspill from Manchester and other towns in the South-East
Lancashire/ North- East Cheshite conurbation botween 1971 and 1981 (Warrington New Town
Corporation, 1969).

According (o the Warrington Master Plan (1969), between 28000 and 30000 new homes
were required before 1991. Eighteeh thousand of the new homes were planned for the period
1971 to 1981 (Warrington New Town Corporation, 1969).

When we compare the origin of tenanis and owner occupiers during the 1980-81 period,
we can see thal approximatoly half (44%) of the owner occupiers moved from within
Warrington Borough to their present home, while in the case of tenants, only 7% came from
within Wartington Borough. This means that about the half of the houses constructed by the
Development. Corporation were taken by people already living in Warrington, while the
comparable figurc was about 7% in the case of rented housing. This suggests that the majority of
tented housing was rented by in-migrants, and avaitability of housing to rent was an important
factor for migration of young familics to Warrington.

It is clear that availability of accommodation for rent, varies between different labous
markel areas and has an important function in the mobility of poputation in the New Towns
Iebour market.

“There are many discussions about an inverse relationship between migration and age of
labour force in labour market. The research findings show that the heads of household in rented
housing were  younger than heads who were owner occupiers (Warrington Development
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Corporation, 1981a). Table 3 shows that about half of the heads of housshold in rented housing
were under 30 years old, whilc in the case of ownr occupiers the figure was about 22%. Fif
eight per cent of the owner oceupiers wore in the 30 - 44 age group.

The rosulls of tenants housed between 1980 and 1981 indicates that the majority of rentec
dowstng was readed by dr-ngrats, & contimms the thverse relatonshiy Gatwoa age and the
probability of migration to an urban arca. This resulis indicate that the majority of in-migrants
were in the younger age group they were living in the housing rented from Warrington Council.

3 Comparative study of housing and labour mability in the case study New Tawns

Stevenage and Warrington New Towns belong (o different generations and cach had a
different housing stock profife in the first decade of its development.

Stevenage New Town was designated  with a stock of just 1940 houses. which had
increased 1o 12291 dwellings twelve years later (2 growth factor of more than 8.2 times),

During the decade 195§~ 1961 there was a large quantity of housing development by the
Development Corporation, and in the meantimo there was a huge volume of in-migration into
Stevenage.

Warringlon New Town, as a Mark Ul New Town, was founded in 1968, This New Town,
as an old established town, had 42300 dwellings in 1971, It is significant that in 1966 more than
77% of the total Warringlon housing stock was constructed belore, 1914 (Warrington déaft
master plan, 196%). Migration data from the Censns shows that over the 1966 - 1971 period,
82% of total in-rmigeant families and 79% of out-migrant families in Wamington were ownor
occupiers. This table shows that onty 5.6% of in-migrant familics and 8.3% of out-migrant
familics were living in housing rented from the council or from the new town.

This suggests that during this period the volume of renting housing had little influcnce on
the mobiity of posulation.

There has been much discussion in the urban and regional studies lierature about the
significance of hoasing markets for migeation. Hughes and McCormick (1981) demonsteate that
rental tenants have a higher propensity to move than owner-oceupiers. They also found that for
coundil (enants it is much more difficult to migrale from one reglon to another compared to
owner-aceupiers. Hughes and McCormick conclude that the high cast of selling and purchasing
a house supgests that rental tenants are more likelysto move than owner oceupiers, They
indicaled that this is onfy truc for local movement; in (he case of longer distances, rental tonants
have a fower migration rate than owner-ocoupiers.

Indeed., in a relatively free housing market, one would expect tenants as a group to have
significantly highes migration rates, because the costs of migration are so much lower for tenants
than for owner-occupiers. Table 8.28 shows that more than 80% of in-migrant families and
about 79% of out-migrant families in Warrington New Town werc owner oceupiers. When we
compare the News Town and the County Rorough, we can sec that in the latter there was
considerable net out-migration of owner oceupiers.

If we compare the housing stock of Warrington County Borough and Warrington Rural
District over the period 1966 - 1971, Census data show  that owner oceupicrs account for about
75% of the total housing stock in Waurington Rural District. In the case of Warrington County
Borough it was about 35%.
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As we saw carlier, there was considerable out-migration from Warringlon County
Borough during the period 1966-1971. This was hecause of movement of population from the
heart of the fown o its develaping fringes. This Couniy Borough exported population to the
Rural District area. During the period 1966-1971. because of decentralization of population and
slum clearance programmes in Warrington C.1, there was considerable out-migration from the
County Borough and in-migration to the Warringlon Rural District.

By contrast, in the case of Stevenage New Town during 1966-1971, abow 83.5% of tota)
in-migrnt fumilies to Stevenage New Town were living in housing rented from the local
authority or the New Town, whilc the majority of out-migrant families (70%) from Stevenage
New Town were owner occupiers.

1f wee compare change in housing stock over (he first stage of case studicy’ development, we
can see thal (e housing stock in Stevenage and Warrington increased by 10351 and 5607
dwellings, respectively. This means that Stevenage New Towns in the first stage experienced a
substantia! growth in the size of the housing stock. At the same time there was an huge ameunt
of in-migration (o this town.

1f we compare the scale of change in the housing stock and in-migration (o Stevenage and
Warrington, we can see that the majority of new dwellings in Stevenage were taken by in-
migrants, while in the case of Warringlon as old establi
now dwellings were taken by residents in the old town,

This means that the size of the New Towns was importent factor in the pattern of change in
housing stock in those towns, The study of owner occupiers in 1981 (Warrington Development
Corporation, 1981, by showed that the about half of the owner oceupicrs in Waringlon New
Town moved from within Warrington Borough to their present home. Tt is probably a reflection
of the age of housing in Warrington that such a high proportion of (e new homes was taken by
esidents of the old own,

“According o the Warington Master Plan (1969), the first County Borough's housing
programme was & clearance programme. This programune involved the replacement of S00 units
in the tywo first years and subsequently 300 units a year wntil the worst of the housing stock was
cleared. In Warrington Master Plan {1969). for the period 1971-1981., the prediction was that
there would be 11500 units for planned in-migration and 4600 units for clearance programmes.

When we compare the housing stock profile in Stevenage and Warrington over the 1971-
1981 period, we can sce that in Warrington In the first decadle of its devclopent, the percentage
of howsing rented frorn the local sutharity increased by as little as 4.5%. By contrast in 1981, the
housing rented from the Council in Stevenage was about 61.8%. This underlines the fact that
Stevenage Development Corporation had am important function in housing development.

Unil 1978, the Development Carporation was the major public sector agency in Stevenage.
The Corporation had an impertant role in providing housing for wotkers moving o Stevenage
New Town. At the same time, the Urban District Council caterod for local housing needs.

In 1978, the Development Corporation transferred its housing 10 the Borongh Council.
I'rom 1978 onwards the Borough Council allocated a quota of its housing to workers nominaied
by the Commission for the New Towns. This was later, in 1980, replaced by a Borough Council
scheme aimed at meeting the needs of [ims moving to Stevenage.

During the 19805, Stevenage New Town during the fourth stage of its development,
exporienced considerable out-migration for the first time. During this period the percentage of

ed town, u considerable amount of

67




[image: image8.jpg]The Third International Conference on Urban Development and Land Policy in China

rented housing from the local authority or the New Town was. 38.9%, which was much more
than the equivalent figure for Warrington, 19.4%. Generally speaking, as we can see in Table 6,
in Stevenage as a first gencration New Town there was housing development undertaken by the
Dvelopment Cotporation especially over the 1950 and 1960s. After designation in 1946, the
rented housing wes an important factor in (he migration of workers to the New Town, Bur, with
a change in national housing policy encouraging the sale of Council houses and the resultant
growth of the private housing sector, the percentage of thesc units declined to 19.4% in 1991, 1f
we compare Stevenage and Warrington we can seo thal in the caso of Warington there were &
considerable number of owner ocoupied properties among its housing stock. During the 19705,
the first stage of Warrington's new town developmont, the percentage of housing rented from
the local authorily increased from 26.5% to 30.9%, some 14839 units, while over this period
there was 2 6679 in-migration o this New Tovwn. By contrast ; during 1980s the number of in-
migrants 1o Warrington increascd from 6679 to 10523, at the same time there was a reduction in
the perceniage of housing rented from the local authority. This implies that during (his decade
rented housing had little impact on migration to Warrington.

Conclusions

The study of tenants housed in Warrington during 1980-1981 shows that the availability
housing to rent was un important factor in encouraging the migration of young families to the
Warrington area.

Generally speaking, the availability of rented housing was an important factor for migration
of workers to the both New Towns, but with a change in national housing policy involving the
salc of council houses and the consequent growth of the private sector in Stevenage's housing
matket, the percentage of these units declined to 19.4% in 1991, 17 we compare Stevenage and
Warrington, we ¢an sce that in the casc of Warrington there were a considerable number of
owner occupicd properties among its housing stock. During the 19705, the first decads of
Warrington's new towa development, the percentage of housing rented rom the local authority
increased from 26.5% to 30.9%, some 14839 units, while in the 19805 this percentage
decreased to the 19.4%. By contrast the number of in-migeants to Warrington increascd from
6679 to 10523, This implies that during 1980s rented housing had impact a little on migration
to the Warrington.
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“Tabie 1 Housing stock profile for Stevenage New Town, Stevenage District and

Hertfordshire County 1961 - 1991

All Owner Rented Rented  from | Rented
tenures | ccoupier | from | Housing privately
Council | association

Stevenage No. 12291 1270 10563 1961
1961

% 100 10.33 85.94 1595
Hertfordshive  (No. (248953 (122834 (86390 39729
1961

% 100 49.34 3470 15.95
Stevenage No. 20065 2465 16945 655*
1971

% 100 122 84.5 32
Hertfordshire No. 294140 142145 40295 111260%
1971

% 100 48.3 136 37.8
Stevenage No. 25554 8916 15816 355 467
1981

% [ 100 349 618 13 18
Hertfordshire No, 332787 189548 112723 5727 24789
1981

% 100 569 338 17 74
Stevenage No. 29141 16080 11346 709 1006
District 1991

% 100 55.1 389 24 34
Hertfordshire No. 370234 270535 68136 8921 22622
1991

% 73 184 24 6.1

* Includes Housing Associations; % : Percentage of total dwellings
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‘Table 2 Housing stock profile for Warrington District & Warrington
New Town 1971 - 1991

All Owner | Rented from | Rented  from | Rented
tenures | occupier | Councit Housing privately
association
District 1971 | No. 38320 | 20595 | 11215 6510%
% 100 537|292 169
New  Town | No, 42300 [24170 {11240 6875%
1971
% 100 571 26 162
District 1981 | No. 58394 | 37024 | 16751 746 3873
% 100 634|286 12 66
New  Town | No. 47907 | 29335 | 14839 721 3012
1981
% 100 612|309 15 62
District No. 70845 | 52070 | 13770 1879 3026
1991
% 100 74 [194 27 41

Table 3 Age of head of household iri rented housing and privatc housing, Warrington 1980 -

1981
Number  of | percentage | Numberof owner | peroentage
tenants occupiers

Under 25 172 7 10 5

25-29 126 2 33 17

30-44 138 2 111 s8

45-49 103 16 30 16

60-64 25 4 3 3

65-69 33 5 2

70-79 33 5 0 0

+80 4 1 0 0

Total 634 100 193 101

Source : Warrington Development Corporation, (1981).
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Table 4 Wholly-moving familics 1966 - 1971 by type of tenure in Warrington New Tovm,
Warrington County Borough & Stovenage New Town(10%)

Within ares Into aren From inmigration
area

No. % No. 1% No |% |No. |%

Owner | Wamington  [327 |55  |388 |80.6 [359 |78 |29 | 107
ocoupier | N.T

‘Warrington 17 347 (358 585 |289 )62 [-231|639

Stevenage 47 147 79 125 [243 |69 | -164 | -59.2

Rented ‘Warrington 195 328 27 561 (38 |8 =11 | -40.7
from a |NT
Council

Wasrington 145 43 15 151 |78 |16 |-63 | 174

Stevenage N.T | 270 849 523 1835 |66 (18 |457 | 164.9

Table § Dwellings, private household temure, 1966 - 71, Warrington District and Warrington

New Town (10% sample) j
All Owner Rented Rented from | Not
tenures | ocoupier | from private sated
Councit
County Borough 1966 | 2364 831 823 659 51
% 100 351 348 78 21
Rural District 1966 11157 |86 115 12 4
% | 100 745 99 55 2
Warrington Die, | 1966|3521 | 1693 938 791 9
% 100 4 266 24 28
‘Warrington 1971 4230 2417 1124 687 |
New Town ‘
% 100 57.1 26.5 16.2





[image: image13.jpg]The Third Intermational Conjerencc an Urban Development and Land Pallcy in Ching

Table 6 In-migration and the housing profile in Stevenage and Warrington New Towns

1961- 1991 .
Household %
1961 Stevenage Rented from local authority 10563 85.94
In - migration 1951-1961 30597 418
Stevenage Rented from local authority 16945 845
1971
In - migration 1961-1971 7753 18
Warington | Rented from local authority 11240 26.5
| In - migration 1961-1971 3480 32
j 1981 Stevenage Rented from local authority 15816 618
Owner ocoupiers 89:6 349
In-migration 1971-1981 1552 23
Warrington | Rented from focal authority 14838 309
In - migration 1971- 1981 " | se79 52
1591 Stevenage Rented from local authority - 11346 389
District
In-migration 1981 -1991 6317 8.4
Wartington | Rented from local suthority 13770 194
T - migration 1981 - 1991 10523 77

% Percentage of all tenures, * : Ratio of migration o the toal population





