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Chapter 1: The Study Context 

1.1 Opinion Research Services (ORS) was commissioned by the local authorities of the Exeter and Torbay 

Housing sub-region to undertake a comprehensive and integrated strategic housing market assessment 

for the Housing Market Areas of Exeter and Torbay. 

1.2 The study was undertaken to inform local policies, in particular relating to the housing strategy and 

investment programme and planning policies surrounding affordable housing provision.  It is important 

to note that the study does not seek to determine rigid policy conclusions, but instead provides a key 

component of the evidence base required to develop and support a robust policy framework. 

1.3 The research was based on the analysis of 3,470 interviews conducted with households (which 

primarily underwrote the housing needs and requirement modelling) coupled with secondary data 

from the UK Census, Housing Corporation, HM Land Registry, Office for National Statistics and a range 

of other sources along with a qualitative consultation programme with a wide range of stakeholders. 

1.4 The commissioning partners included: 

Á Devon County Council; 

Á East Devon District Council; 

Á Exeter City Council; 

Á Mid Devon District Council; 

Á Teignbridge District Council; 

Á Torbay Council; and 

Á Dartmoor National Park Authority. 

Figure 1 
Identifying the Study Area 
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Figure 2 
Overview of the Document Structure for Exeter and Torbay Strategic Housing Market Assessment 

 

1.5 This document is the main report for the sub-region, which summarises the key findings of the study in 

particular where they relate to existing policies or have implications for future policy decisions across 

the sub-region. 

1.6 Other documents include an executive summary of the study findings, a supplementary report 

providing further technical details on the research and analysis, and summary reports for each of the 

sub-ǊŜƎƛƻƴΩǎ ŦƛǾŜ ŎƻƴǎǘƛǘǳŜƴǘ Local Authorities and the Dartmoor National Park authority. 

National Policy Context 

1.7 Irrespective of which political party has been in power, the central tenet of UK government housing 

policy has been to ensure that everyone has the opportunity of living in a decent home, which they can 

afford. 

1.8 In 2003, the government set out their current vision for housing in the Communities Plan.  This 

publication has led to a period of significant change in planning systems across England and Wales, and 

the current housing policy document is Planning Policy Statement 3 (PPS3) which has recently replaced 

a series of policies including Planning Policy Guidance Note 3 (PPG3) and Circular 6/98. 

1.9 The objectives of the Communities Plan demand that our communities: 

Á are economically prosperous; 

Á have decent homes at affordable prices; 

Á safeguard the countryside; 

Á enjoy a well-designed, accessible and pleasant living and working environment; and 

Á are effectively and fairly governed with a strong sense of community. 

1.10 PPS3 supplements these aims with the requirement that people should also live in a community where 

they want to live.  An important series of definitions are also presented in PPS3, of which several are 

detailed below. 
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1.11 Notably, one of the six principles of PPS3 is that an evidence-based policy approach to housing 

provision is taken: 

Local Development Documents and Regional Spatial Strategies policies should be informed by a 

robust, shared evidence base, in particular, of housing need and demand, through a Strategic 

Housing Market Assessment. 

1.12 To deliver the Communities Plan the Government tasked the nine English regions with setting up a 

regional housing body or board.  The South West Regional Housing Body takes responsibility for 

delivery in the South West.  The emerging regional policy is the South West Regional Spatial Strategy 

(RSS) which is currently being prepared by the Regional Assembly. 

The South West Region 

1.13 Since 1981, the Government Office Region of the South West has had the fastest growing population 

among all UK regions.  Inward migration from other regions led to an overall population increase of 

460,000 (11%) over the period 1981-1996.  More recently, high demand for housing in the region has 

inflated house prices as the growth in household numbers has outpaced new housing delivery. 

1.14 The South West has a relatively low proportion of social rented housing ς 16% of the housing stock is 

for rent from a local authority or a Registered Social Landlord (RSL), compared with 24% nationally. The 

number of local authority and RSL social rented homes fell from 334,000 in 1987 to 310,000 in 1998 as 

right-to-buy purchases outstripped new additions to the stock of affordable housing.  There is unmet 

need for affordable housing across the region, both in areas of economic growth where housing costs 

are high and in certain rural and coastal areas where the attractive environment of the South West has 

given rise to a demand for second homes and the use of existing stock for holiday accommodation. 

1.15 Over the past few years, the number of households on housing waiting lists and in housing need in the 

region has remained relatively constant at between 60,000 and 70,000. The number of households in 

acute housing need has been gradually increasing, from about 7,000 in 1987 to over 9,000 in 1998.  

¢ƘŜǎŜ ŦƛƎǳǊŜǎ ƛƎƴƻǊŜ ƘƻǳǎŜƘƻƭŘǎ ƛƴŜƭƛƎƛōƭŜ ŦƻǊ άǎƻŎƛŀƭ ƘƻǳǎƛƴƎέ ōǳǘ ǳƴŀōƭŜ ǘƻ ŀŦŦƻǊŘ ƎŜƴŜǊŀƭ ƳŀǊƪŜǘ 

housing ς notably single people.  

Housing definitions presented in PPS3 

Housing Need: The quantity of housing required for households who are unable to access suitable housing without 

financial assistance. 

Housing Demand: The quantity of housing that households are willing and able to buy or rent. 

Affordable Housing: Social rented and intermediate housing , provided to specified eligible households whose needs are 

not met by the market.  Affordable housing should: 

Á Meet the needs of eligible households including availability at a cost low enough for them to afford, determined 

with regard to local incomes and local house prices. 

Á Include provision for the home to remain at an affordable price for future eligible households or, if these 

restrictions are lifted, for the subsidy to be recycled for alternative affordable housing provision. 

Housing Market Areas: Geographical areas defined by household demand and preferences for housing.  They reflect the 

key functional linkages between places where people live and work. 
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1.16 One of the distinctive features of the region is its older than average population profile compared with 

other English regions.  In 2001, over a million people in the South West were aged 60 and over, almost 

24% of the total population.  This compares with less than 21% for England as a whole. 

1.17 Regional Planning Guidance 10 (RPG10) is the current guiding document at the South West regional 

level, whilst at the county level it is the Devon County Structure Plan.  The overall net additional 

housing for which provision should be made annually between 1996 and 2016 in the South West is 

20,200 dwellings, and it is suggested that at least 50% of all new housing should be on previously 

developed land (including the conversion of existing buildings). 

1.18 The emerging South West Regional Spatial Strategy (RSS) suggests that higher levels of housing 

provision in the sub-region will be required than was previously planned ς predicting that around 

25,000 new dwellings a year will be needed to meet the scale of need emerging from improved 

economic prosperity.  These forecasts are based on a predicted population growth of over 750,000 

between 2006 and 2026 and the provision for between 365,000 and 465,000 additional jobs over the 

20-year period. 

1.19 The figure of 25,000 is heavily dependent on the accuracy of two key underlying assumptions: 

Á The central forecast for economic growth is 2.8% per annum for the next two decades in spite 

of the evidence already seen that growth is slowing in the light of oil and resources prices. 

Á The rapid decrease in household size will continue to decrease unabated during the plan 

period, and that no fiscal measures or other changes will take place to alter these trends. 

1.20 The RSS also notes that, broadly speaking, births and deaths are in balance and population growth 

results from people moving to the region for a variety of reasons.  In-migration (principally from 

London and the South East) totalled 143,900 people in 2004 with 110,000 moving out.  The RSS 

anticipates that this scale of in-migration is likely to continue for the foreseeable future, which will 

continue to influence the demand for housing. 

1.21 Significant new provision at the New Community of Cranbrook (in East Devon) is identified by the RSS, 

and potential further provision post-2021, possibly in another new community.  The RSS also plans for a 

greater level of employment provision in the sub-region, with the supply of up to 28,500 jobs being 

suggested in the Exeter Principal Urban Area (PUA) and 11,700 in Torbay. 

Introducing the Exeter & Torbay sub-region 

Exeter city 

1.22 Exeter lies at the heart of a catchment area that includes the neighbouring local authorities of East 

5ŜǾƻƴΣ aƛŘ 5ŜǾƻƴΣ ¢ŜƛƎƴōǊƛŘƎŜ ŀƴŘ ǇŀǊǘǎ ƻŦ ²Ŝǎǘ 5ŜǾƻƴΦ  ¢Ƙƛǎ ǊŜŦƭŜŎǘǎ ǘƘŜ ŎƛǘȅΩǎ ǎǘŀǘǳǎ ŀǎ ŀ ƳŀƧƻǊ 

economic and commercial centre and its role in providing health, cultural, leisure and retailing facilities 

across much of Devon.  The catchment area includes several towns with more localised roles, for 

example, Tiverton, Crediton and Exmouth. 

1.23 The city is economically buoyant and job growth in the sub-region has exceeded national and regional 

rates.  Forecasts suggest growth will continue, capitalising on the service industries in the town and 

extending the role of the knowledge economy.  The relocation of the Met Office to the city is 

symptomatic of the potential for new jobs related to science, technology and the research 
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opportunities afforded by the presence of the University.  This prosperity hides pockets of deprivation 

and across the sub-region low earnings are also an issue, making the affordability of housing an issue. 

1.24 Exeter has been identified as a city where future growth is important to the South West as a whole, 

helping to deliver improved prosperity and housing.  It is identified as a major hub for future 

investment and development and the provision of specialist services to serve its sub-regional 

hinterland.  This complements more local aspirations which see Exeter taking its place as a regional 

άŎŀǇƛǘŀƭέΦ 

1.25 In the past job growth has been centred on the city, while housing growth has been more widespread 

across the sub-region.  The resultant imbalance between jobs and housing creates major inward flows 

of workers into the city.   

1.26 The current strategy for the Exeter sub-region (set out in the draft RSS and Devon Local Transport Plan) 

has the following components: 

Á Measures to realise the full economic potential of the city, and to address the current 

imbalance between homes and jobs; 

Á Delivery of around 1,900 new homes a year (2006-26) and 140Ha of employment land.  Around 

6,500 new homes will be located at the new community of Cranbrook in East Devon; 

Á Regeneration of the urban area and the re-use of previously-developed land; 

Á Major improvements to public transport, particularly linking development to the east of Exeter 

with the city centre, allied to traffic management measures; 

Á Other infrastructure improvements related to the motorway; airport; intermodal freight 

terminal; and to improve the capacity of the road network; and 

Á Cultural, visitor, sport and recreational facilities to meet increased demand. 

1.27 A number of the larger settlements outside the city are able to offer a significant degree of self 

containment in terms of education, retailing and other facilities, but have been less successful at 

developing their economic base.  There has been increasing travel to work from such settlements and 

there is evidence to suggest such flows have also increased from Newton Abbot.  The spatial strategy 

aims to encourage a better balance between population distribution and employment and promote the 

retention of services and facilities in the main towns and settlements outside of Exeter and Newton 

Abbot. 

Newton Abbot 

1.28 Newton Abbot is the main town in Teignbridge and a focal point for future development and change 

within the District, especially in the period to 2016.  Although the town has a relatively balanced 

employment and workforce profile, there are significant commuting flows to both Torbay and Exeter. 

1.29 The strategy for Newton Abbot provides for: 

Á Measures to improve economic performance and provide a better balance between jobs and 

homes; 

Á Provision of around 200 homes a year [2006-2026] and about 10-15Ha of employment land; 

Á Improved transport infrastructure coupled with traffic management to address congestion, 

including the proposed Kingskerswell bypass/South Devon link road; and 

Á Improvements to social and community infrastructure. 
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1.30 Options for accommodating growth include the possibility of a major urban extension to the north of 

the town.  This option would require a comprehensive master planning approach similar to that for the 

new communities in Devon, to ensure integrated delivery of development and timely provision of 

infrastructure. 

Torbay 

1.31 Torbay, although a significant urban area in terms of size, has a limited influence on the surrounding 

area compared to Exeter.  In recent years the city has struggled to prosper economically and there are 

significant issues relating to regeneration and the need for economic diversification and restructuring.  

Nevertheless, the urban area has good health, education and shopping facilities, and is an important 

holiday and conference destination.  Complex journey to work and housing market patterns exist 

because of the ǘƻǿƴΩǎ ǇǊƻȄƛƳƛǘȅ ǘƻ ǘƘŜ ƳƻǊŜ ŜŎƻƴƻƳƛŎŀƭƭȅ ǎǳŎŎŜǎǎŦǳƭ Ŏƛǘȅ ƻŦ 9ȄŜǘŜǊΦ  ¢ƘŜ ǊŀǘŜ ƻŦ ǊŜŎŜƴǘ 

population growth in Teignbridge, with good accessibility to both urban areas, reflects this. 

1.32 The strategy for Torbay anticipates its need for future development being accommodated within its 

own administrative boundaries.  Proposals concentrate on stimulating the economy, investment in the 

physical fabric of the town and provision of key infrastructure, including the Kingskerswell/South Devon 

link. 

Market Towns and Rural Areas 

1.33 While the pace and scale of change in the future is expected to be greatest in the bigger urban areas of 

Devon, there are other issues affecting the market towns and rural areas.  The most rural parts of the 

County have a population density of 56 persons per square Km (the EU benchmark of sparsity is 100 

persons per square Km).  Rurality is therefore a defining feature of Devon, with repercussions on the 

quality of life, access to jobs, homes, services and facilities, and the economy.  

1.34 Across Devon the relationship between market towns, villages and countryside is complex.  Historically, 

those living in the countryside would have worked locally, visited nearby market towns to buy, sell and 

take advantage of facilities and services.  Today, modern transport has enabled many people to choose 

where they live, work and shop with the result that many rural residents live in the countryside but are 

travelling to nearby urban centres for work, entertainment and shopping.  This has knock on effects, 

eroding the commercial viability of small market towns and resulting in the concentration of jobs and 

services in larger urban areas.  Traditional land based industries which offered jobs in rural locations 

have also dwindled and farming patterns have changed following crises such as BSE and foot and 

mouth. 

1.35 Across the whole of Devon high house prices and low earnings mean many people cannot afford to buy 

their own homes.  This problem is made more acute in rural areas by the difficulties of funding 

affordable housing, finding suitable sites and competition from those buying in to the housing stock for 

investment or second homes.  

1.36 To help sustain rural communities, coast and countryside assets in a coordinated way current polices 

aim to provide: 

Á Support for market towns that builds on their role and function in relation to other nearby 

towns and villages; 

Á Intervention to support regeneration and improved prosperity, diversification of the local 

economy, skills and training to support it; 
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Á Innovative measures to improve accessibility (for example, fare cars, community transport; ICT) 

and support for public transport; 

Á Measures to build community engagement,  and access to finance and funding; 

Á Working with the grain of the environment to safeguard landscape, biodiversity and historic 

assets while promoting the contribution of the environment to the economy; 

Á Efforts to increase the supply of affordable housing; 

Á Toolkits and activities to help communities identify how their actions can help make their 

village more sustainable and deliver solutions to locally identified problems; 

Á Lobbying and joint actions to sustain access to public funding; and 

Á Sharing experience and learning from good practice. 

Housing Markets in the Exeter & Torbay sub-region 

1.37 The Exeter and Torbay Housing sub-region comprises two of the Housing Market Areas (HMAs) 

identified by the South West Regional Housing Board, namely: 

Á Exeter HMA, covering the local authority areas of East Devon, Exeter, Mid Devon and 

Teignbridge, including the area of the Dartmoor National Park Authority that falls within the 

Teignbridge boundary; and 

Á Torbay HMA, covering the same area as the Torbay unitary authority. 

1.38 The 2001 Census identified that the sub-region had a population of 560,000 people, with a 

proportionately larger population of retirement age than England and Wales as a whole.  At that time, 

there were 243,700 people working in the sub-region (of whom 94% also lived in the area) with a 

further 16,100 of the resident population commuting to jobs outside the area. 

1.39 The sub-region had 241,700 households resident at the time of the 2001 Census, and in the subsequent 

five year period the dwelling stock has increased by an average of 1,915 dwellings each year.  There is a 

higher proportion of privately rented properties across the sub-region than England and Wales as a 

whole, with a smaller proportion of social rented homes.  The average house price in the sub-region is 

currently £203,900, which represents an increase of 3.2% over the past 12 months and an increase of 

91.3% over the past five years. 

Housing Sub-Markets in the Exeter and Torbay Housing Sub-Region 

1.40 To understand the operation of the housing market across the sub-region, the study sought to identify 

the functional sub-markets operating within the Exeter & Torbay sub-region.  Housing markets reflect 

where people both live and work, and typically represent the areas in which the majority of residents 

will look for housing when they move.  At the time of the 2001 Census, 94% of those people working in 

the sub-region also lived in the area ς but on the basis of migration and travel to work patterns it is 

possible to divide the sub-region in functional sub-markets, where the majority of the local population 

live, work and move within smaller geographic units. 

1.41 To identify the functional sub-market areas, data about individual Census Output Areas (COAs) was 

analysed.  COAs with strong links in terms of migration (where a significant proportion of residents 

from one COA moved to another COA) or strong links in terms of travel to work patterns (where a 

significant proportion of the working population resident in one COA were employed in another COA) 

were merged to form a single combined area.  This process was then progressively repeated, with the 

COAs with the strongest links to the combined area being identified and merged in turn. 
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1.42 At each stage of the process, the proportion of the working population who both lived and worked in 

the combined area and the proportion of migrants that moved within the combined area were 

reviewed to determine whether or not the identified area had reached an appropriate level of self-

containment.  Once a reasonable level of self-containment had been achieved, the process was 

repeated starting with a different pair of COAs with strong links ς leading to a number of combined 

geographies being identified across the sub-region. 

1.43 Where the combined geographies overlapped (i.e. individual COAs had been merged into more than 

one combined area) the relative strengths of the COA to each area were considered to determine an 

appropriate boundary between the combined areas.  Following on from this process, the strength of 

links (in terms of migration and travel to work patterns) between the combined areas were considered 

in order to identify any interdependencies, and where strong links clearly existed areas were merged 

together. 

Figure 3 
Identifying the Functional Housing Sub-Markets in the Sub-Region (Source: Exeter & Torbay Strategic Housing Market Assessment 2007.  
Note: Area outside the sub-region shown in lighter shading) 
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1.44 Figure 3 illustrates the outcome of the analysis, showing the nine housing sub-markets identified.  In 

addition to Exeter and Torbay, the towns of Tiverton, Honiton, Chard and Newton Abbot each had 

sufficient independence from the main urban areas to be considered independently.  Similarly, when 

considered together Ashburton & Buckfastleigh constituted an independent sub-market as did the 

towns along the coast of East Devon in the Coastal Towns sub-market.  The final sub-market identified 

was North Dartmoor. 

1.45 A full list of the parishes and wards which can be found in each sub-market can be in Section A of the 

Technical Report.  Figure 4 details the number of households within each of the identified housing sub-

markets across the authorities within the study area. 

Figure 4 
Number of Resident Households (Source: Exeter & Torbay Household Survey 2006-07, grossed using information from the Valuation Office Agency) 

Housing Sub-Market Area 
Local Authority Area Elsewhere 

in DNP 
Total 

East Devon Exeter city Mid Devon Teignbridge Torbay UA 

Ashburton & Buckfastleigh - - - 4,500 - 1,300 5,800 

Chard 1,100 - - - - - 1,100 

Coastal Towns 18,300 - - - - - 18,300 

Exeter 30,100 45,300 14,500 21,100 - - 111,000 

Honiton 8,400 - - - - - 8,400 

Newton Abbot - - - 22,100 - - 22,100 

North Dartmoor - - - 2,600 - 1,200 3,700 

Tiverton - - 16,300 - - - 16,300 

Torbay - - - 4,100 58,600 - 62,800 

TOTAL 57,800 45,300 30,900 54,400 58,600 2,400 249,400 

 

1.46 The Exeter housing sub-market extends significantly into East Devon, Mid Devon and Teignbridge.  

However, the major towns of Tiverton, Honiton and Newton Abbot do form their own housing sub-

markets.  The Coastal Towns housing sub-market area represents an amalgamation of the numerous 

small towns along the East Devon coast.  These are not closely linked to each other, but do have similar 

characteristics in that much of their migration is associated with areas outside the sub-region. 

1.47 It should also be noted that the Ashburton and Buckfastleigh and North Dartmoor housing sub-market 

areas extended into the administrative areas of South Hams and West Devon.  These areas were also 

covered by the Dartmoor National Park Authority.  In these cases it was agreed with the permission of 

South Hams and West Devon local authorities to conducted interviews outside of the study area.  The 

Chard housing sub-market area is also centred outside the study in South Somerset, but extends into 

East Devon ς but fieldwork was only undertaken within the study area. 

1.48 The local housing sub-markets have the following characteristics: 

Á Ashburton & Buckfastleigh contains 2.3% of all properties in the sub-region.  It contains a high 

proportion of terraced dwellings with a high proportion which are private rent.  Over 40% of all 

properties were built before 1919.  Over 20% of all households have an income of over 

£48,000. 

Á Chard contains 0.1% of all properties in the sub-region, and given that its population centre is 

outside the sub-ǊŜƎƛƻƴ ƛǘΩǎ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ŀǊŜ ƴƻǘ considered within this report. 
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Á Coastal Towns contains 7.4% of all properties in the sub-region.  It contains a high proportion 

of detached dwellings and over 50% of properties are owned outright.  Over 20% of properties 

are Council Tax band F or higher. 

Á Exeter contains 43.7% of all properties in the sub-region.  It contains a low proportion of 

detached dwellings with a high proportion which are flats.  Many of the characteristics of 

Exeter are similar to the sub-regional averages ς though this is to be expected, given its relative 

dominance in the sub-region figures. 

Á Honiton contains 3.4% of all properties in the sub-region.  It contains a high proportion of 

detached dwellings with a low proportion which are private rent with housing benefit claims 

also low.  Over 40% of all properties were built after 1980. 

Á Newton Abbot contains 9% of all properties in the sub-region.  It contains a high proportion of 

detached dwellings with a low proportion which are flats.  Nearly 40% of all properties were 

built after 1980. 

Á North Dartmoor contains 1.5% of all properties in the sub-region.  It contains a high proportion 

of detached dwellings with a low proportion which are private rent.  Nearly 50% of all 

properties were built before 1919.  Over 20% of all dwellings are in Council Tax band F or 

higher. 

Á Tiverton contains 6.6% of all properties in the sub-region.  It contains a high proportion of 

detached dwellings.  Around 30% of all properties were built after 1980. 

Á Torbay contains 25.5% of all properties in the sub-region.  It contains a low proportion of 

detached dwellings with a high proportion which are flats.  17% of all households claim housing 

benefit which is the highest for any sub-market in the sub-region. 

1.49 When we consider the travel to work patterns evident within the identified sub-markets, all have at 

least half of their residents working locally with four of the eight sub-markets having almost 70% or 

more of their residents working in the area.  Nevertheless, it is clear that whilst some areas have high 

self-containment, they still have strong links with employment in Exeter and/or Torbay. 

Figure 5 
Migration and Travel to Work Patterns by Housing Sub-Market (Source: UK Census of Population 2001) 

Housing Sub-Market Area 
% of Movers  
Staying in the 
Sub-Market 

% of Employees 
Living in the  
Sub-Market 

% of Residents Working 

Within the 
Sub-Market 

In Exeter  
Sub-market 

In Torbay  
Sub-market 

Ashburton & Buckfastleigh 42% 63% 50% 7% 7% 

Coastal Towns 51% 77& 69% 15% - 

Exeter 70% 82% 85% 85% 2% 

Honiton 47% 68% 57% 21% - 

Newton Abbot 52% 57% 60% 13% 15% 

North Dartmoor 31% 71% 54% 18% 4% 

Tiverton 56% 74% 69% 17% - 

Torbay 72% 83% 79% 4% 79% 

 



Chapter 1: The Study Context 

 

  
Page 17 

 
  

DEFRA Geographical Areas 

1.50 The Department for Environment, Food, and Rural Affairs (DEFRA) classifies dwellings according to the 

type of settlement they are associated with.  The four classifications are: 

Á Urban > 10k; 

Á Town & Fringe; 

Á Village; and 

Á Hamlet & Isolated Dwellings. 

1.51 Figure 6 shows the distribution of these four zones across the sub-region.  It is worth noting that whilst 

the central zones of Exeter, Torbay, Newton Abbot and other key settlements (including the urban 

fringe along the coast to the south of Exeter) are all classified as Urban, most of their immediately 

surrounding areas are classified within the Village category rather than being classed Town & Fringe. 

Figure 6 
DEFRA Geographical Area Classification across the Sub-Region (Source: DEFRA) 
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1.52 A summary of the characteristics for each of these types of area for the Exeter and Torbay Housing sub-

region is set out below. 

Á Urban > 10k: The urban dwellings contain 65% of all properties in the sub-region.  They have a 

low proportion of detached dwellings and a high proportion of flats. The private and social 

rented sectors are both larger than the sub-regional average.  Household respondents are 

typically younger.  Housing benefit claims are above the sub-regional average at 15% of all 

households. 

Á Town & Fringe: The town and fringe dwellings contain 18% of all properties in the sub-region.  

They have a high proportion of socially rented dwellings.  Over 30%of all properties were built 

after 1980.  Housing benefit claims and problems with the dwellings are below the sub-regional 

average. 

Á Village: The village dwellings contain 10% of all properties in the sub-region.  They have a high 

proportion of detached dwellings with a low proportion which is privately rented.  Housing 

benefit claims are also low. 

Á Hamlet & Isolated Dwellings: The hamlets and isolated dwellings contain 7% of all properties in 

the sub-region.  They have a high proportion of detached dwellings with a low proportion 

which is socially rented.  Nearly 60% of all properties were built before 1919.  Over 20% of all 

households have an income of over £48,000 and housing benefit claims are low. 

Data Sources 

1.53 Whilst the study sought to draw on a wide range of secondary data sources, primary data was also 

collected through a household survey based on a stratified random probability sample.  The sample 

was designed to ensure that enough interviews were conducted in each local authority area and sub-

market within the sub-region.  The Household Survey was conducted between November 2006 and 

February 2007 and a total of 3,476 households were successfully interviewed.  Identified non-response 

issues were addressed by a comprehensive statistical weighting process.   

1.54 Figure 7 shows the number of interviews which were conducted in each sub-market and local authority 

area.  The intersection between local authority and sub-market formed the basis for the sampling 

strata, though some key settlements were also identified and their boundaries provided further strata 

for boosting the sample within these areas to provide more localised analysis. 

Figure 7 
Interviews Conducted by Area (Source: Exeter & Torbay Household Survey 2006-07) 

Housing Sub-Market Area 

Local Authority Area 

Total East 
Devon 

Exeter  
city 

Mid 
Devon 

Teignbridge 
planning 

Teignbridge 
DNP 

Elsewhere 
in DNP 

Torbay UA 

Ashburton & Buckfastleigh - - - 16 130 47 - 193 

Chard 15 - - - - - - 15 

Coastal Towns 266 - - - - - - 266 

Exeter 259 412 118 484 - - - 1,273 

Honiton 220 - - - - - - 220 

Newton Abbot - - - 378 - - - 378 

North Dartmoor - - - - 139 74 - 213 

Tiverton - - 249 - - - - 249 

Torbay - - - 25 - - 644 669 

TOTAL 760 412 367 903 269 121 644 3,476 
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1.55 Information derived from the weighted data was consistent with reliable comparable data from a range 

of other secondary sources ς including demographic details, data from the 2001 Census, and secondary 

housing statistics.  When considering the entire dataset, primary data for the sub-region is accurate to 

within ±1.7% points at the 95% level of confidence based on a 50:50 split.  Where there is a majority-

minority split of 90:10, the data accuracy improves to ±1.0% points at the 95% level of confidence.  

Further details about the fieldwork, associated validation process and statistical accuracy of the data 

can be found in Section B of the Technical Report. 

1.56 All figures from the Household Survey presented in this report have been grossed-up to represent the 

overall population ς therefore where the report discusses specific numbers of households or dwellings, 

it is not the number of respondents that is referred to but the number of households or dwellings 

across the sub-region that they represent. 

1.57 The secondary data sources used included: 

Á 2001 Census of Population; 

Á Database of all property sales maintained by HM Land Registry; 

Á Information on existing stock maintained by Valuation Office Agency; 

Á Details on local properties from the Royal Mail Small User Postal Address File (PAF); 

Á HSSA submissions from local authorities;  

Á Housing Corporation publications from Registered Social Landlord CORE logs (Continuous 

Recording) and other statistical returns; and 

Á Local authority housing and planning administrative records. 

1.58 All secondary data sources used sought to correspond with the date of the primary data collection, and 

a reference point of March 2007 (or the nearest available date to this point) is the basis for all sources.  

This is also the base date for the study projections. 

1.59 This information was complemented by a study of letting agents across the Exeter & Torbay sub-region 

of all properties currently advertised to let.  A sequence of meetings and discussions were also held 

with a wide range of stakeholders, including individual client groups and professionals involved in 

housing management and provision across the sub-region. 
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Chapter 2: Housing Market Drivers 

2.1 This section of the report considers the local population across the sub-region, concentrating in 

particular on how local circumstances have changed over recent years and how they are projected to 

change in future.  Further information is also provided on the characteristics of local households, and 

how local employment compares to that elsewhere. 

National Level Household Changes 

2.2 Recent figures show that the number of 

households in the UK has increased more 

rapidly than housing supply.  There are several 

key reasons for the increase in household 

numbers.  According to the Office for National 

Statistics (ONS), until the mid-1990s, natural 

change was the main driver for population 

growth.  However, more recent population 

growth has been predominantly based upon 

international migration. 

2.3 Figure 9 shows that there is a natural increase in the UK population. The natural population increase 

between 2003/04 and 2004/05 was 126,800 people. This increase is commonly attributed to 

improvements in health care, which reduces child mortality rates and allows people to live for longer. 

2.4 Figure 10 demonstrates that there has been fairly rapid growth in net UK migration, with particularly 

high growth between 2003/04 and 2004/05. The ONS reports that this increase was mainly due to the 

rise in the number of citizens coming from the ten accession countries (A10) that joined the EU in May 

2004. Net in-migration of A10 citizens was 74,000 in mid-2005, compared with 10,000 in mid-2004. 

Figure 9 
Births and Deaths in the UK, 2001-2005 (Source: ONS, General  
Register Office for Scotland, NI Statistics & Research Agency) 

 

Figure 10 
Population Change in the UK, 2001-2005 (Source: ONS, General  
Register Office for Scotland, NI Statistics & Research Agency) 
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Figure 8 
Number of Households in the UK 1981-2021 (Source: DETR) 

 

0.0

5.0

10.0

15.0

20.0

25.0

30.0

1
9

8
1

1
9

9
1

1
9

9
6

2
0

0
1

2
0
0
6

2
0

1
1

2
0

1
6

2
0

2
1

N
u

m
b

e
r 

o
f 

H
o

u
se

h
o

ld
s 

(M
ill

io
n

s)



Exeter and Torbay Strategic Housing Market Assessment 2007 

 

  
Page 22 

 
  

2.5 In addition to a growing population, the size of households has been reducing over recent years, hence 

housing requirements have increased.  The average household size in England was 2.67 in 1981 and is 

predicted to be 2.15 in 2021. 

2.6 This significant reduction in household size has several possible causes.  It is a common assumption that 

decreasing average household size is a result of young adults moving out of the parent home.  In 

reality, it is actually more likely that increases in relationship breakdown and divorce are the key 

contributors.  Another reason is the decrease in family size: people are choosing to have fewer 

children. Finally, due to advances in medical techniques, many older people who outlive their partners 

are continuing to live alone for significantly longer than older people lived in the past. 

Local Population Trends 

2.7 Figure 11 shows that in 2005 the 5 local 

authorities within the Exeter & Torbay sub-

region had a population of over half a million 

people and the 2001 Census showed that they 

contained nearly a quarter of a million 

households. 

2.8 Exeter and Torbay is a sub-region which has 

seen a steady growth in its population.  The long 

term growth of the sub-region is illustrated in 

Figure 12.  Taking the 1981 population as a 

base, it shows that the population of Exeter & Torbay sub-region rose by 21.4% in the period up to 

2005 from 475,900 to 577,700 people.  This compares with a rise in population of over 7% for the 

whole of England and 15.6% for the South West region. 

2.9 Figure 13 illustrates that the population of Teignbridge grew by over 30% between 1981 and 2005.  By 

comparison the population of both Exeter city and Torbay grew by around 17% over the same time 

period. 

Figure 12 
Population of Exeter & Torbay sub-region, South West and England:  
1981-2005 (Source: ONS Mid-Year Population Estimates) 

 

Figure 13 
Population by Local Authority: 1981-2005  
(Source: ONS Mid-year Population Estimates) 
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Figure 11 
Persons and Households by Local Authority (Source: UK Census of 
Population 2001 and Mid-year Population Estimates 2005) 

Local Authority 
Persons  

2005 
Households 

2001 

East Devon 129,800 55,000 

Exeter city 117,600 46,600 

Mid Devon 73,000 28,900 

Teignbridge 124,500 51,400 

Torbay UA 132,800 57,400 

Exeter & Torbay sub-region 577,700 239,300 
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2.10 Figure 14 shows that this rise in population of 

Exeter and Torbay is expected to continue in the 

future.  Based on population estimates from 

2004, the Office of National Statistics estimate 

that the population of Exeter and Torbay will 

rise to 715,900 by 2029.  This would represent 

an over 20% rise in the period 2004-2029.  The 

population projections also show that the 

population of Mid Devon is expected to rise 

proportionally much more rapidly than that of 

Exeter. 

2.11 The age structure of the population of the 

Exeter & Torbay sub-region (Figure 15) shows 

that there are far fewer young families in the 

area than in England and Wales as a whole.  In 

particular there is a lower population share for 

those aged 25-39 years, while those aged over 

50 years are highly represented in the 

population. 

2.12 Figure 16 shows that over 30% of the entire 

population of East Devon is pensionable age or 

over.  Pensionable age is over 60 years for 

females and over 65 years for males.  Exeter 

contains proportionately the lowest number of 

people of pensionable age in the sub-region and 

has an age profile which is not dissimilar from 

that of England and Wales as a whole. 

 

Figure 16 
Age Profile by Area (Source: UK Census of Population 2001) 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

England and Wales

Exeter & Torbay sub-region

Exeter HMA
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LOCAL AUTHORITY

Exeter city

Mid Devon
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Torbay UA

East Devon

Children Working age Pensionable age or over

Figure 14 
Population Projections by Local Authority 2004-2029 (Source: ONS 
Sub-national Population Projections: 2004 based data) 

 

Figure 15 
Age Profile for Exeter & Torbay sub-region Compared with England 
and Wales: 2005 (Source: ONS Mid-Year Population Estimates) 
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Migration 

2.13 Data from the 2001 Census showed that of the sub-regionΩǎ 557,000 residents, 66,800 (12.0%) had 

moved within the last 12-months.  Of those that had moved, 38,750 moved within the same authority, 

25,850 moved from elsewhere in the UK and 2,200 moved to the area from overseas.  It is also worth 

noting that the sub-region gained a net 4,700 people from across the UK in 2000-2001.  A further 3,900 

people resident in the sub-region were recorded as having άbƻ ǳǎǳŀƭ ŀŘŘǊŜǎǎέ мн-months before the 

Census. 

Long-term Migration Trends 

2.14 However, trends in migration are subject to significant fluctuation from year-to-year as illustrated 

below.  For this reason, migration rates are typically averaged over a period of time to even out any 

short-term highs or lows.  The chart shows the most recent 5-year and 20-year averages for net 

migration to Devon County ς where it is apparent that basing the trend on the last five years would 

imply almost 3,000 additional net migrants each year than if the 20-year figures were adopted. 

Figure 17 
Long-term Migration Trends for Devon County 1971-2005 (Source: Devon County Council.  Note: Net migration assumed to be the difference 
between the population)  

2.15 TheǊŜ ŀǊŜ ƴƻ άŎƻǊǊŜŎǘέ ŀǎǎǳƳǇǘƛƻƴǎ ŦƻǊ ǇǊƻƧŜŎǘƛƴƎ ŦǳǘǳǊŜ ƳƛƎǊŀǘƛƻƴ ǇŀǘǘŜǊƴǎ ς but typically the average 

would be based on a similar period as that of the projection, i.e. when projecting forwards twenty years 

it would be typical to adopt the average from the last twenty years.  Nevertheless, whichever trend 

period is adopted could have a significant impact on the projection results ς and this is one of the key 

reasons why such a wide range of estimates exist as to the number of additional homes that will need 

to be provided in the years to come. 

2.16 Since 1996-97, the ONS has published relatively localised migration data using information from the 

NHS Central Register (NHSCR) which records the movement of individuals who change GP.  The NHSCR 

data provides an effective way of monitoring changes in migration over time, but it is important to 

recognise the limitations of the data ς for not everyone who moves will register with a doctor, so some 

migration will not be counted.  Nevertheless, as the data provides the best available basis for analysis, 

the following information details migration patterns for the sub-region and the constituent authorities 

over the period 2001-2005. 
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Figure 18 
Net Migration to Exeter & Torbay sub-region by England and Wales Region 2001-2005 (Source: ONS Migration Statistics Unit: Movements 
between local authorities in England and Wales based on patient register data and patient re-registration recorded in the NHSCR.  Note: Figures 
may not sum due to rounding) 

UK Region 2001 2002 2003 2004 2005 Total 

South West 980 940 980 1,090 500 4,490 

North East 40 10 (50) (20) 10 (10) 

North West 270 180 230 230 180 1,090 

Yorkshire & Humberside 160 70 0 80 60 370 

East Midlands 280 60 70 150 230 790 

West Midlands 980 780 840 980 710 4,290 

Eastern 460 540 640 840 570 3,050 

London 950 1,250 1,280 1,360 880 5,720 

South East 2,290 2,550 2,600 2,800 1,770 12,010 

Wales 60 (50) (130) (130) (10) (260) 

Total 6,470 6,330 6,460 7,380 4,900 31,540 

2.17 Figure 18 shows the net migration to Exeter & 

Torbay sub-region from every region of England 

and Wales in the past 5 years.  Overall, 

migration accounted for a rise in the sub-region 

population of 31,540 people from 2001 to 2005.  

This represents over 5% of the current 

population of the area.  The major regions that 

migrants have moved to the Exeter & Torbay 

sub-region from are the South East, London, 

West Midlands and the rest of the South West. 

2.18 Figure 19 shows the net migration to the sub-

region between 2001 and 2005 from the rest of 

England and Wales.  Darker shades of blue 

represent higher levels of in-migration and red 

represents out-migration.  Thicker arrows are 

also associated with higher levels of net 

migration. 

2.19 Figure 20 shows the net migration to the sub-

region between 2001 and 2005 from the rest of 

the South West region.  Darker shades of blue 

represent higher levels of in-migration and red represents out-migration with thicker lines again 

representing higher levels of net migration.  This shows the out-migration to Taunton Deane, but the 

sub-region receives net migration from all other parts of the South West. 

  

Figure 19 
Net Migration to Exeter & Torbay sub-region by the Government 
Office Regions of England and Wales 2001-2005 (Source: ONS 
Migration Statistics Unit) 
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Figure 20 
Net Migration to Exeter & Torbay sub-region by South West Local Authorities 2001-2005 (Source: ONS Migration Statistics Unit: Movements 
between local authorities in England and Wales based on patient register data and patient re-registration recorded in the NHSCR) 

 

 

2.20 Figure 21 shows the individual local authorities which have had the highest net migration to the Exeter 

& Torbay sub-region.  The neighbouring authority of South Hams has the largest net migration to the 

sub-region, but the other authorities on the list cover a wide area of the Midlands and southern 

England.  Most notably there are four authorities from Berkshire in the list (Bracknell Forest, 

Wokingham, West Berkshire and Reading).  This migration may be associated with the movement of 

the Met Office from Berkshire to Exeter. 

Figure 22 
Top 10 Local Authorities with the Highest Net Migration from 
Exeter &Torbay HMAs 2000-2005 (Source: ONS Migration Statistics 
Unit) 

Local Authority 
In-

migrants 
Out-

migrants 
Net 

Taunton Deane 2,570 3,270 (700) 

Cardiff 1,130 1,490 (360) 

Carmarthenshire 200 320 (120) 

Westminster, London 330 420 (90) 

Blackpool 200 280 (80) 

Oxford 680 760 (80) 

Durham 90 160 (70) 

South Holland 20 90 (70) 

Powys 180 240 (60) 

Swansea 470 530 (60) 
 

Figure 21 
Top 10 Local Authorities with the Highest Net Migration to  
Exeter & Torbay sub-region 2000-2005 (Source: ONS Migration 
Statistics Unit) 

Local Authority 
In-

migrants 
Out-

migrants 
Net 

South Hams 6,010 4,710 1,300 

Birmingham 2,350 1,400 950 

Bracknell Forest 1,090 210 880 

Wokingham 1,190 380 810 

Croydon, London 800 290 510 

Hillingdon, London 760 250 510 

West Berkshire 810 390 420 

Basingstoke and Deane 750 350 400 

Reading 870 480 390 

South Oxfordshire 670 280 390 
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2.21 Figure 22 shows the local authorities to which Exeter and Torbay lost population through migration.  

This again represents a diverse list of areas with the largest out-migration being to the neighbouring 

authority of Taunton Deane. 

2.22 Figure 23 shows the net migration which occurred in each of the local authorities between 2001 and 

2005.  Therefore, as an example there was a net movement of 1,790 people from London to East Devon 

between 2001 and 2005.  It should be noted that the Plymouth HMA is defined as the local authorities 

of Caradon, Plymouth, South Hams and West Devon.  Somerset is the local authorities of Mendip, 

Sedgemoor, South Somerset, Taunton Dean and West Somerset. 

2.23 Exeter lost large numbers of people to East Devon, Mid Devon and Teignbridge.  It did however gain 

population from the South East and the rest of the South West region.  The other authorities 

consistently gained population from across southern England and the Midlands ς though it is worth 

noting that three of the five authorities did lose population to Somerset. 

Figure 23 
Net Migration in to Exeter & Torbay sub-region Local Authorities 2001-2005 by Area (Source: ONS Migration Statistics Unit) 

From 
To 

Total 
East Devon Exeter city Mid Devon Teignbridge Torbay UA 

Exeter & Torbay sub-region       

East Devon - (1,270) 150 (50) 0 (1,170) 

Exeter city 1,270 - 800 590 (170) 2,490 

Mid Devon (150) (800) - (20) 50 (920) 

Teignbridge 50 (590) 20 - 130 (390) 

Torbay UA 0 170 (50) (130) - (10) 

Sub-Total 1,170 (2,490) 920 390 10 0 

Rest of England & Wales       

Plymouth HMA 150 360 (60) 620 480 1,550 

Somerset County (160) 100 (300) (30) 110 (280) 

Elsewhere in the South West 1,140 880 240 290 650 3,200 

North East 0 10 (10) (10) 0 (10) 

North West 310 20 130 130 500 1,090 

Yorkshire and Humberside 80 40 20 70 160 370 

East Midlands 210 50 40 210 280 790 

West Midlands 830 460 220 810 1,970 4,290 

Eastern 960 330 350 690 720 3,050 

London 1,790 180 680 1,290 1,780 5,720 

South East 3,720 1,890 1,880 2,490 2,030 12,010 

Wales (90) 280 (70) (270) (110) (260) 

Sub-Total 8,940 4,620 3,120 6,290 8,570 31,540 

Total 10,100 2,200 4,200 6,900 8,600 32,000 
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Destination of Migrants to the sub-region 

2.24 When considering migration in relation to 

housing sub-markets, Figure 24 illustrates that 

household from outside the sub-region were 

most likely to move to the Coastal Towns and 

Honiton sub-markets, being least likely to move 

to Torbay. 

2.25 The map below illustrates the relative 

distribution of migrants across the sub-region ς 

where it is apparent that there is a significant 

concentration to the North East of Exeter city.  

It is also apparent that there are certain areas 

towards the centre of Exeter and parts of 

Torbay that have not attracted any significant 

number of recent migrants (shown in white on 

the map).  

Figure 25 
In-migrant Households in the last 3 years (Source: Exeter & Torbay Household Survey 2006-07. Notes: Geography is based on middle-level Super 
COA. Figures shown in brackets on the legend indicate number of middle-level Super COAs with results within the identified band) 

 

Figure 24 
Movers from outside Exeter & Torbay sub-region in Last 3 Years by 
Housing Sub-Market Area (Source: Exeter & Torbay Household 
Survey 2006-07) 
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Migration within the sub-region 

2.26 Figure 26 shows this net migration between the 

local authorities in the sub-region between 

2001 and 2005 with thicker lines representing 

higher levels of net migration.  This shows that 

Exeter loses population to East Devon, Mid 

Devon and Teignbridge. 

2.27 Figure 27 details the migration patterns within 

the sub-region, summarising the number of 

persons moving both to and from the identified 

sub-markets as a matrix of internal moves.  It is 

apparent that whilst only the Exeter and Torbay 

sub-markets retain at least 70% of movers 

vacating homes in the area, half of all movers 

stayed within the Coastal Towns, Honiton, 

Newton Abbot and Tiverton sub-markets. 

Figure 27 
Migration Patterns by Housing Sub-Market Areas (Source: UK Census of Population 2001. Note: Figures may not sum due to rounding) 
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Ashburton & Buckfastleigh 42% - - 8% - 11% 3% - 6% 31% 

Chard - 21% 17% 4% 17% - - 4% - 37% 

Coastal Towns - 1% 51% 12% 8% - - - 1% 26% 

Exeter - - 1% 70% 1% 2% - 1% 1% 23% 

Honiton - 1% 10% 14% 47% - - - 1% 26% 

Newton Abbot 2% - - 11% - 52% 1% - 12% 22% 

North Dartmoor 4% - 1% 17% - 9% 31% 1% 3% 33% 

Tiverton - - - 15% - - - 56% 1% 27% 

Torbay - - - 4% - 4% - - 72% 20% 

Elsewhere           

% of Migrants that Moved to 
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Ashburton & Buckfastleigh 31% - - - - 2% 4% - -  

Chard - 12% 1% - 1% - - - -  

Coastal Towns - 8% 38% 1% 10% - 1% - -  

Exeter 5% 4% 8% 55% 13% 8% 9% 10% 2%  

Honiton - 6% 5% 1% 35% - - - -  

Newton Abbot 7% - - 1% - 41% 8% - 3%  

North Dartmoor 1% - - - - 1% 25% - -  

Tiverton - - - 1% 1% - 2% 50% -  

Torbay 4% - - 1% - 9% 1% - 57%  

Elsewhere 51% 70% 48% 38% 40% 38% 50% 38% 37%  

Figure 26 
Migration between Exeter & Torbay sub-region Local Authorities 
2001-2005 (Source: ONS Migration Statistics Unit) 
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Age of Migrant Persons 

2.28 The age structure of the net migrants to Exeter & Torbay sub-region is shown in Figure 28.  The area 

has experienced a net gain of over 15,000 migrants in the 45 and above age categories.  This is the 

equivalent of around 2.5% of the entire population of the area. 

2.29 Participants at the stakeholder focus groups reported there has been an increase in young professional 

migrants from areas such as the South East of England.  It is thought that young professionals are 

migrating to the South West for the greater quality of life, having made sufficient money to invest in 

housing. 

Figure 28 
Migration to and from Exeter & Torbay sub-region by Age Group 2001-2005 by Year (Source: ONS Migration Statistics Unit) 

Age Group 2001 2002 2003 2004 2005 Total 

In Migrants       

0-15 years 4,190 3,960 4,090 3,960 3,640 19,840 

16-24 years 5,950 6,150 6,160 6,060 6,050 30,370 

25-44 years 8,090 7,800 8,040 8,430 7,440 39,800 

45-64 years 5,210 5,470 5,160 5,390 4,480 25,710 

65+ years 2,460 2,770 2,390 2,420 2,100 12,140 

Total 25,920 26,190 26,040 26,560 23,580 128,290 

Out Migrants       

0-15 years 2,630 2,600 2,580 2,370 2,230 12,410 

16-24 years 6,260 6,250 6,190 6,120 6,280 31,100 

25-44 years 6,170 6,160 6,020 6,100 5,960 30,410 

45-64 years 2,620 2,930 3,080 2,810 2,720 14,160 

65+ years 1,720 1,870 1,750 1,760 1,490 8,590 

Total 19,450 19,860 19,580 19,180 18,680 96,750 

Net Migrants       

0-15 years 1,560 1,360 1,510 1,590 1,410 7,430 

16-24 years (310) (100) (30) (60) (230) (730) 

25-44 years 1,920 1,640 2,020 2,330 1,480 9,390 

45-64 years 2,590 2540 2,080 2,580 1,760 11,550 

65+ years 740 900 640 660 610 3,550 

Total 6,470 6,330 6,460 7,380 4,900 31,540 

2.30 Figure 29 shows that Exeter has experienced a net gain of over 3,500 16-24 year olds in the last five 

years.  This is unsurprising given its status as a university city.  However, the other authorities have all 

experienced a net out-migrant in this age group, but have a large net in-migration among older groups. 

2.31 It is also noteworthy that between 2000 and 2005 Exeter lost around 2,500 net migrants to the rest of 

the sub-region.  However, it gained around 600 net migrants aged 16-24 years from the other 

authorities in the sub-region.  These individuals were less likely to be students moving to the university 

because if they were students many would have remained in their parental home.  Therefore, it is more 

likely that they were other young adults moving to Exeter because of the job, housing and lifestyle 

opportunities in the city.  This implies that Exeter not only attracts young people because of the 

university, but that it also attracts young people from neighbouring authorities because of its 

employment, cheaper housing and access to services. 
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Figure 29 
Net Migration in to Exeter & Torbay sub-region Local Authorities by Age Group 2001-2005 (Source: 2001 Census) 

Age Group East Devon Exeter city Mid Devon Teignbridge Torbay UA Total 

Net Migrants       

0-15 years 2,750 (570) 1,120 1,980 2,200 7,430 

 16-24 years (1,400) 3,650 (920) (1,620) (390) (730) 

25-44 years 2,760 (640) 2,080 2,660 2,600 9,390 

45-64 years 4,620 (460) 1,380 3,020 3,020 11,550 

65+ years 1,440 (40) 170 790 1,210 3,550 

Total 10,100 2,200 4,200 6,900 8,600 31,540 

2.32 Figure 30 shows a breakdown of the household 

types that have moved in the last three years.  

This shows that although nearly 20% of all 

households who moved from outside the sub-

region were all pensioners, around 50% of the 

households who moved to the sub-region were 

an adult couple with or without children. 

2.33 Nearly a third of all households who moved to 

the Exeter & Torbay sub-region in the last three 

years do not contain anyone who works, and 

14% of all respondents who had moved to the 

sub-region in the last three years were self 

employed (compared to 7.5% of all households).  

Many of this group are likely to have brought 

their existing business with them and have just 

chosen the Exeter & Torbay sub-region as a 

location because of lifestyle rather than 

economic factors. 

2.34 These results would indicate that employment 

opportunities were not a key factor in attracting 

many households to the sub-region ς but it is 

equally worth noting that more than half of 

those moving to the area are employed, and the 

availability of jobs is likely to have been 

important to them in deciding to move to the 

sub-region.  In this context, it is apparent that 

sustained employment opportunities are likely 

to be needed if existing migration rates are to 

continue. 

2.35 It is important to consider the structure of 

households when assessing housing needs.  An 

area with more single people requires more 

separate accommodation, while an area with 

large families will require larger houses to 

Figure 30 
Household Type, Working and Employment Status of Movers in 
Last 3 years by Location of Previous Home (Source: Exeter & Torbay 
Household Survey 2006-07) 

 

Figure 31 
Household Type (Source: Exeter & Torbay Household Survey 2006-
07) 
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accommodate them.  The household structure of the Exeter & Torbay sub-region follows from its older 

than average population.  In particular 31% of all households were comprised of all pensioners. 

2.36 Participants at the stakeholder focus groups felt that the aging population of the area was having a 

considerable impact on the housing in the sub-region.  Notably, larger family homes are being under 

occupied and there have been some attempts to redress this imbalance by encouraging people to 

move out of the family home into smaller accommodation.  Stakeholders also identified that a 

decreasing household size was the most apparent demographic change in the study area.  The decrease 

in average household size was mostly attributed to the break-up of families and was having a major 

impact on housing requirements with more single people requiring accommodation. 

Figure 32 
Household Projections for Exeter HMA and Torbay HMA to 2026 (Source: Devon County Council, May 2007) 

Household Type 2001 2006 
20-yr Migration Trend 5-yr Migration Trend 

2026 2006-26 2026 2006-26 

Exeter HMA       

Married couple 91,100 90,600 92,200 +1,600 93,600 +3,000 

Cohabiting couple 15,800 19,300 32,200 +12,900 33,100 +13,700 

Lone parent 10,100 11,400 13,400 +2,000 13,800 +2,400 

Other multi-person 10,800 11,200 13,100 +1,900 13,400 +2,200 

Single person below retirement age 19,900 25,000 39,800 +14,900 40,900 +15,900 

Single person retirement age or over 35,100 36,800 54,200 +17,400 54,600 +17,800 

All household groups 182,900 194,300 244,900 +50,600 249,300 +55,000 

Torbay HMA       

Married couple 26,000 25,300 24,600 -700 24,600 -700 

Cohabiting couple 4,800 5,700 9,200 +3,500 9,200 +3,500 

Lone parent 4,200 4,700 5,400 +600 5,400 +600 

Other multi-person 3,300 3,500 4,500 +1,000 4,500 +1,000 

Single person below retirement age 8,700 10,400 15,500 +5,200 15,500 +5,200 

Single person retirement age or over 10,500 10,700 15,000 +4,300 15,000 +4,300 

All household groups 57,600 60,300 74,200 +13,900 74,200 +13,900 

Total       

Married couple 117,100 115,900 116,800 +900 118,200 +2,300 

Cohabiting couple 20,600 25,000 41,400 +16,300 42,200 +17,200 

Lone parent 14,300 16,100 18,700 +2,600 19,200 +3,000 

Other multi-person 14,100 14,700 17,600 +2,900 17,900 +3,200 

Single person below retirement age 28,600 35,300 55,300 +20,000 56,400 +21,100 

Single person retirement age or over 45,700 47,500 69,200 +21,700 69,600 +22,100 

All household groups 240,500 254,600 319,100 +64,500 323,500 +68,900 

Figure 33 
Dwelling Type and Tenure by Household Type (Source: Exeter & Torbay Household Survey 2006-07) 

Household Type Detached 
Semi-

detached 
Terraced Flat Owned 

Private 
Rent 

Social  
Rent 

Single person 9.6% 21.4% 32.7% 36.2% 54.4% 33.1% 12.4% 

Lone parent 9.4% 22.3% 45.6% 22.7% 38.8% 30.2% 31.0% 

Adult couple 32.8% 26.5% 27.7% 13.0% 82.8% 12.6% 4.6% 

Adult couple with children 31.0% 35.3% 30.3% 3.4% 81.2% 9.6% 9.2% 

Group of adults 31.6% 29.1% 31.9% 7.4% 75.6% 13.8% 10.7% 

Group of adults with children 37.2% 30.3% 26.8% 5.7% 63.8% 23.0% 13.2% 

All pensioners 38.0% 22.1% 18.2% 21.7% 78.1% 6.9% 15.0% 

All household groups 30.1% 26.5% 27.4% 16.0% 74.2% 13.8% 12.0% 
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The Local Economy 

2.37 The Exeter & Torbay sub-region has undergone an economic transformation in recent years.  The rural 

and coastal nature of much of the sub-region produced a traditional economic structure with a strong 

emphasis upon agriculture and tourism.  However, in recent years growth in the sub-region has 

exceeded national and regional rates with the city of Exeter being particularly buoyant. 

2.38 This growth is expected to continue focusing upon the services industries in the city and extending the 

role of the knowledge economy.  The relocation of the Met Office to the city is symptomatic of the 

potential for new jobs related to science, technology and the research opportunities afforded by the 

presence of the University. 

2.39 Nevertheless, this prosperity hides pockets of deprivation.  In particular the economy of Torbay has 

lagged behind that in the Exeter housing market in terms of its development.  The Torbay economy 

remains more dependent upon low paid, seasonal and part-time employment in the service sector.  

Earnings for residents of Torbay are below those for the rest of the sub-region and unemployment is 

higher. 

Economic Activity 

2.40 Figure 34 shows that unemployment has been in long-term decline in all the local authorities in the 

sub-region.  Therefore, the majority of those who are economically active are in employment. 

2.41 A measure of innovation and entrepreneurship is the number of new VAT registered businesses in a 

year.  A business must register for VAT if its turnover exceeds £61,000 per year.  It can de-register if its 

turnover falls below £59,000.  In practice most de-registration is likely to be due to the business being 

acquired, merged or liquidated.  Figure 35 shows the net new VAT registrations in Exeter and Torbay 

per annum.  In total, since 1996 the number of VAT registered businesses in the Exeter HMA has grown 

by 1,670 while the number in the Torbay HMA has grown by 180.  This would indicate that much of the 

growth of businesses in the sub-region has been concentrated on the Exeter HMA. 

Figure 34 
Unemployment Rate for Working Age Population by Local Authority: 
1992-2007 (Source: Claimant Count. Note: Data relates to January each 
year) 

 

Figure 35 
Net New VAT Registered Businesses in Exeter HMA and Torbay 
HMA: 1996-2005 (Source: VAT Registrations) 
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2.42 The range of occupations of Exeter and Torbay residents do not differ widely from those of the overall 

population of England, but that there are fewer people employed in professional and administrative 

occupations and more in skilled and service ones.  When comparing the Exeter HMA with the Torbay 

HMA it can be seen that the Exeter HMA contains a higher share of people in professional occupations, 

while Torbay HMA contains a higher share in ƻŎŎǳǇŀǘƛƻƴǎ ŎƭŀǎǎƛŦƛŜŘ ǿƛǘƘƛƴ ǘƘŜ άservices and plant and 

machine operativesέ ŎŀǘŜƎƻǊȅ. 

2.43 The National Statistics Socio-economic Classifications (NS-SeC) is not an objective measure such as 

industry of employment or occupation, but it is a construct to reflect the socio-economic circumstances 

of the individual.  Each person in a NS-SeC category has a similar socio-economic status.  An 

explanation for each of the categories can be found in Section C of the Technical Report. 

Figure 36 
Occupation, NS-SeC and Industry of Employment for Exeter HMA and Torbay HMA compared to England (Source: UK Census of Population 2001) 
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2.44 The population of Exeter and Torbay contains proportionally more small employers and own account 

workers and proportionally fewer people in managerial and professional categories.  The Exeter HMA 

contains a higher share of people in managerial and professional categories.  Meanwhile the Torbay 

HMA contains a higher share of people in routine occupations. 

2.45 When considering the industry of employment of residents, it is apparent that hotels and restaurants 

and health and social work are relatively very important to the Exeter and Torbay economy.  

Manufacturing and real estate form a much smaller share of employment than they do in England as a 

whole.  The relative importance of hotels and restaurants to the Torbay HMA economy is clear, but the 

sector still only accounts for around 10% of all employment in the area.  Wholesale and retail trade, 

manufacturing and health and social work all employ more people in the Torbay HMA. 

Incomes and Earnings 

2.46 Alongside economic activity the other key 

component of the economy of an area is the 

wages earned by workers.  There are two 

separate ways to analyse average earnings in a 

local authority.  One is to examine only those 

who are employed within the authority.  The 

other is to examine the earnings of the 

residents of the authority. 

2.47 Since 2002 the New Earnings Survey (NES) and 

subsequently the Annual Survey of Hours and 

Earnings (ASHE) has recorded both measures for 

all local authorities.  There are some concerns 

about the sample sizes within ASHE at district 

level ς nevertheless, it is worth emphasising 

that this data is shown for information only, in 

order to understand how relative incomes have 

changed over time.  This data is not the basis of 

the affordability analysis ς which utilises data 

from the 3,470 interviews conducted for the 

study. 

2.48 Figure 37 shows the comparisons for each 

authority for mean gross annual earnings for 

2006.  The results show that residents in East 

Devon are the highest earners in the sub-region.  

Those employed in Exeter typically earn more 

on average than those who are resident in 

Exeter, while for East Devon and Mid Devon 

residents typically earn more than those 

employed in the local authorities. 

2.49 The evidence from Figure 38 shows that 

average salaries have always been higher for 

Figure 37 
Mean Gross Annual Earnings for Local Authorities in Exeter & 
Torbay sub-region in 2006 for Full-time Employees (Source: ASHE 
2006) 

Local Authority 
Employed in 

Area 
Resident in  

Area 

East Devon £22,328 £25,663 

Exeter city £24,821 £23,245 

Mid Devon £20,687 £24,587 

Teignbridge £21,628 £23,222 

Torbay UA £22,414 £22,887 
 

Figure 38 
Mean Gross Annual Earnings for Employed in Local Authorities in 
Exeter & Torbay sub-region 1999-2006 for Full-time Employees 
(Source: ASHE 1999-2006) 

 

 

Figure 39 
Mean Gross Annual Earnings for Residents in Local Authorities in 
Exeter & Torbay sub-region in 2006 (Source: ASHE 2006) 

Local Authority 
Average Earnings  

Overall Full-time 

East Devon £21,081 £25,663 

Exeter city £19,423 £23,245 

Mid Devon £21,251 £24,587 

Teignbridge £18,943 £23,222 

Torbay UA £18,498 £22,887 
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those employed in Exeter than in the other local authorities.  

2.50 Figure 37 refers only to those in full-time employment.  Exeter and Torbay HMAs are characterised by 

many employees working whether part-time or seasonally. Figure 39 shows the average person 

resident in any of the local authorities in the Exeter & Torbay sub-region earns around £4,500 less than 

the average full-time employee. 

2.51 Figure 40 shows the gross household income levels found in the sub-region.  Gross household income 

includes income from all sources such as earnings, pensions, interest on savings, rent from property 

and state benefits, but does not include housing benefit.  This measure of income is more important 

than individual earnings for housing purposes because household income gives a greater guide as to 

how much a household can afford to spend on housing.   

2.52 Figure 40 shows that while over 40% of households have a household income of less than £15,000; 27% 

have household incomes of £30,000 or more.  Many of the rural housing markets such as Buckfastleigh 

and Honiton contain more households with higher incomes.  Meanwhile, households living in Torbay 

are the least likely to have higher levels of household income.  Figure 40 also shows that Hamlets and 

Isolated Dwellings and Villages were the most likely to contain households earning over £40,000 per 

annum. 

Figure 40 
Household Income by Housing Sub-Market Area and DEFRA Geography (Source: Exeter & Torbay Household Survey 2006-07)  
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2.53 Figure 41 illustrates that household incomes are on average higher in rural areas of East Devon, Mid 

Devon and Teignbridge.   

Figure 41 
Average Household Earnings by middle-level Super COA (Source: Exeter & Torbay Household Survey 2006-07) 

 

2.54 Figure 42 compares the gross household income levels by the current tenure, household type and 

employment status of the household.  This shows that while 50% of households who own outright have 

a household income of less than £15,000, almost 50% of those who own with a mortgage have a 

household income of £30,000 or more.  It is also noticeable that around 10% of households who rent 

from a council and 15% who rent from a housing association have incomes of £20,000 or more. 

2.55 Approaching half of adult couples with or without children have household incomes of £30,000 or 

more.  However, over 80% of lone parent and 70% of all pensioner households have incomes of less 

than £15,000.  Over 50% of household with no-one working have an income of less than £10,000 while 

nearly half of those households where every adult member works have an income of £30,000 or more.  
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Figure 42 
Household Income by Tenure, Household Type and Employment Status of Household (Source: Exeter & Torbay Household Survey 2006-07)  

Skills and Education 

2.56 Figure 43 shows the proportion of the population over 16 years who are educated to NVQ4 or higher 

level, and those with no formal qualifications.  NVQ4 is considered to be the equivalent of a university 

degree.  A full definition of qualification levels is given in Section C of the Technical Report. 

2.57 Compared with the South West region as a whole, the population of the sub-region is over-represented 

in the no qualification category and under-represented in the degree and above category. 

2.58 There is a distinct split in education levels between Exeter HMA and Torbay HMA.  Torbay has a higher 

proportion of its population in the lower education level categories and fewer in the higher levels of 

qualifications. 

Figure 43 
Qualification Levels for Exeter HMA, Torbay HMA, Exeter & Torbay sub-region, South West and England (Source: UK Census of Population 2001) 

Education Level England South West Exeter HMA Torbay HMA 
Exeter & Torbay 

sub-region 

Level 0 28.9% 26.2% 26.3% 30.5% 27.3% 

Level 1 16.6% 17.7% 17.0% 19.3% 17.5% 

Level 2 19.4% 21.4% 20.9% 21.3% 21.0% 

Level 3 8.3% 8.6% 9.7% 6.8% 9.1% 

Level 4 / 5 19.9% 18.8% 18.8% 13.5% 17.6% 

Other / unknown 6.9% 7.2% 7.3% 8.5% 7.6% 
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2.59 Figure 44 shows that nearly 45% of the population of the sub-region aged over 50 years possess no 

formal qualifications.  The results for the young population are much more encouraging, with over 20% 

of everyone aged 25-49 years having the equivalent to a degree or higher. 

Figure 44 
Qualification Levels for Exeter & Torbay sub-region by Age (Source: UK Census of Population 2001)  

2.60 Respondents to the household survey were also asked about any future plans they had to study.  Over 

30% of respondents did expect to study in the next three years, with nearly 80% of this group studying 

for a formal qualification.  Over 40% of those who expect to study plan to do so for personal interest, 

but over 30% intend to study for professional development and nearly 20% are studying in order to 

secure a higher paid job. 

2.61 Among the 70% who do not intend to study the main reasons given were that they were not motivated 

or that they did not have the time to study.  Those who currently have no formal qualifications are very 

unlikely to expect to study in the next three years.  Only around 10% of this group expect to attend any 

courses in the next three years.  By contrast, over 50% of those respondents who had a degree 

expected to study in the next three years. 

Travel to Work 

2.62 We can identify travel to work behaviour 

through analysis of the 2001 Census data. 

2.63 The data identifies that 223,400 people both 

live and work in the Exeter & Torbay sub-region.  

This represents around 92% of all those living in 

the area who have a job, and 93% of all those 

who work in the Exeter & Torbay sub-region.  Of 

this group 30,050 work mainly at or from home, 

which represents 12.3% of all those residents of 

Exeter & Torbay sub-region who have jobs.  This 

result was confirmed by the Household Survey 

which found that 11% of all respondents work 

from home. 

2.64 Unsurprisingly the vast majority of people who 

travel to work in and out of Exeter and Torbay 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Exeter & Torbay sub-region

Exeter HMA

Torbay HMA

16-24 years

25-34 years

35-49 years

50-74 years

No qualifications Level 1 Level 2 Level 3 Level 4/5 Other/unknown

Figure 45 
Travel to Work Patterns for Residents in Local Authorities in Exeter 
& Torbay sub-region in 2001 (Source: Census 2001) 

UK Region 
Travel to Work 

To From Net 

Exeter & Torbay sub-region 223,417 223,417 - 

Rest of the South West 14,204 14,924 (720) 

North East 45 21 24 

North West 151 276 (125) 

Yorkshire & Humberside 192 125 67 

East Midlands 151 144 7 

West Midlands 296 438 (142) 

Eastern 190 349 (159) 

London 240 1,234 (994) 

South East 350 1,526 (1,176) 

Wales 213 174 39 

Scotland - 99 (99) 

Northern Ireland 40 9 31 

Overseas - 973 (973) 

Total 239,489 243,709 (4,220) 
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do so to and from other parts of the South West region.  However, it is worth noting that a net 2,100 

people leave the sub-region to work in London and the South East. 

2.65 Figure 46 shows more generally the travel to work times for Exeter and Torbay residents.  This shows 

that over a quarter of all residents of Exeter & Torbay sub-region spend less than 10 minutes travelling 

to work and over 80% spend less than 30 minutes.  Almost 30% of employees who live in Teignbridge 

have a travel to work time of more the 30 minutes.  This is supported by evidence from the 2001 

Census which shows that residents of East Devon, Mid Devon and Teignbridge were all more likely to 

travel further to work. 

Figure 46 
Travel to Work Times by Local Authority (Source: Exeter & Torbay Household Survey 2006-07)  

Figure 47 
Travel to Work Distance by Local Authority (Source: UK Census of Population 2001)  
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2.66 In terms of travel to work patterns, Figure 48 clearly shows the general independence of the local 

HMAs from each other, though each has strong links with Exeter itself.  The figures within each location 

show the number of people who both live and work within the HMA, whereas the arrows show the 

number of people travelling between HMAs. 

Figure 48 
Travel to Work Patterns between Housing Sub-markets within the Exeter & Torbay Sub-region (Source: UK Census of Population 2001.  
Note: Dotted lines denote major transport routes) 
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2.67 Figure 49 provides the relevant figures underwriting the travel to work maps, summarising the 

percentage of persons moving both to and from the identified HMAs as a matrix of internal moves and 

providing further details of the origin of those people travelling to the sub-region from elsewhere. 

Figure 49 
Travel to Work Patterns by Local Housing Market Areas (Source: UK Census of Population 2001. Note: Figures may not sum due to rounding) 
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2.68 Figure 50 shows that residents of rural Mid Devon were the most likely to report that they had 

difficulties in accessing their employment ς though it is also interesting to note problems were also 

apparent in some of the more urban areas of Exeter and Torbay. 

Figure 50 
Difficulties with Access to Employment (Source: Source: Exeter & Torbay Household Survey 2006-07. Note: Data shown at middle-level Super COA) 

 
 

Access to Services 

2.69 In considering housing choices, households are inevitably influenced by a range of factors, including the 

ease of access to a range of facilities.  Households interviewed were asked how easy or difficult it was 

to access each of the following services and facilities from their home: 

Á Childcare facilities 

Á Cultural and recreational facilities 

Á GP 

Á Health, sport and leisure facilities 

Á Local schools 

Á Parks and open spaces 

Á Place of work 

Á Place of worship 

Á Public transport 

Á Shopping facilities 
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Figure 51 
Difficulties Accessing Services by Housing Sub-market Areas (Source: Exeter & Torbay Household Survey 2006-07. Note: Figures highlighted in red 
are significantly higher and figures highlighted in green are significantly lower than the sub-region results, based on observed splits and relevant 
sub-sample sizes at a confidence level of 95%) 
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Figure 52 
Difficulty with Access to Services (Source: Source: Exeter & Torbay Household Survey 2006-07. Note: Data shown at lower-level Super COA) 

 
 


