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The house condition survey was carried out in the
spring
of 1967 by the Ministry
of Housing and
Local
Government, to obtain data on various aspects of the
physical condition of the permanent housing stock of
England and Wales. It was the first large scale survey of its
kind covering about 6,000 dwellings and employing skilled
public health inspectors. The first part of this article
comments on some of the main results which appear
in Appendix B; the second part deals with the sampling
method, the collection of the information, and the accuracy
of the estimates
including
the sampling errors. Various
definitions used in the survey are included in Appendix A,
together with a copy of the form on which data were
recorded.

Background
In the post-war years the general quantitative shortage of
housing
has
been the over-riding consideration in
directing housing policy within the context of the
overall economic situation and in each year the number of
new houses completed has exceeded the increase in
households requiring dwellings.
As the quantitative position improves, there is in- creasing
emphasis on the qualitative aspects of the stock and on
changing the balance of effort between new
housebuilding and improvements. The government has
stated in Old houses into new homes (Cmnd. 3602,
April 196H), its intention that a greater share of public
investment in housing should go into the improvement of
older houses.
Whilst the Census and sample housing surveys have
provided data on certain characteristics of housing such as the
possession of amenities and the number of rooms,
there were virtually no statistical data on the structural
condition of the houses or on the need for repairs and
maintenance. The condition of the stock is important on
economic as well as social grounds, because of the large
investment in housing. In addition to the annual investment of over £1,000 million in new house building
(excluding land), the annual output of contractors in the
repair,
maintenance and
improvement of housing
amounts to about £300 million. Despite the large
output of work on the existing stock, there is a substantial
backlog of repairs and maintenance. Many of the older
houses are obsolescent and there is particular concern
on social grounds with the number of houses which are
statutorily unfit for habitation.
There was a drive to clear unfit housing in the 1930's
but relatively little slum clearance was possible in the
early post-war years. A new clearance drive was started in
Wales
1955 and local
authorities in England and
provided estimates of the unfit housing in their areas
periodically
from 1955 to 1965. Aggregate figures for
England and Wales were based on the local estimates
but it gradually became clear that these estimates were
not a sufficiently reliable basis for national policy and it
is now known
that in aggregate they substantially
understated the problem.
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The need for better information on the condition of
housing
was emphasised by a sub-committee of the
1
Central Housing Advisory Committee ( ), appointed in
1965 under the chairmanship of Mrs. E. Denington, to
review the standards of housing fitness. Six small sample
surveys of housing condition were carried out for the subcommittee with the help of a statistical assessor pro- vided
by the Ministry.
The sub-committee recommended in its
report Our older homes - a call for action (H.M.S.O
1966), that a national sample survey designed scientifically
and carried out by skilled investigators, was necessary to
provide reliable data on house condition.
This recommendation was accepted and work started on a
national survey in the autumn of 1966; Part II of this
article describes the sampling design and the survey field
work which was carried out in February and March 1967 by
public health inspectors seconded to the Ministry by local
authorities.

Data collected
The data collected for each dwelling in the sample
comprised certain
assessments
of condition and other
relevant characteristics.
The following factors of condition were assessed:
(a) whether it was unfit by the criteria of Section 4
of the Housing Act 1957;
(b) if unfit, whether the appropriate action would deal
with the dwelling as an individual case of as part of an
area of housing to be cleared;
with
(c) if not unfit,
whether it would be included
neighbouring unfit housing in clearance area action;
(d) the cost of the repairs required, excluding work on
walls,
etc.
and
internal
outbuildings, boundary
decorations, assuming
the dwelling were to be
retained in use for at least 20 years;
(e) whether the occupiers had the exclusive use of each of
the following four basic amenities:
(i) a water closet inside the dwelling;
(ii) a fixed bath or shower;
(iii) a wash hand basin;
(iv) hot and cold water supplied to a bath, a wash
hand basin and a kitchen sink;
(f) if any of these amenities were missing,
could be provided; and

whether

they

(g) if a water closet was not available in the dwelling,
whether one was available elsewhere for the exclusive
use of the occupiers.
\
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1
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The Central Housing Advisory Committee advises the Minister
of Housing and Local Government and the Secretary of State
for wales, on specific questions referred to the Committee and
can make representations on other housing matters. The Minister is the chairman and the Parliamentary Secretaries are vicechairmen or the Committee; there are thirty members who are
not officials and who have a very wide range of interests in the
housing field. The Committee was first established in 1935 to
advise the Minister or Health.

The other characteristics recorded were:
(a) the gross value for rating purposes;
(b) the type of dwelling (e.g. detached house, purposebuilt flat);
(c) the number of habitable rooms, including kitchens;
(d) the tenure;
(c) the age of the dwelling;
(f) whether the dwelling was multi-occupied; and
(g) whether the environment was satisfactory.

Part I. The main results
The main tabulations provided a picture of the
condition of the national stock of housing with some
cross-classification by other characteristics such as age
and tenure and by broad categories of type of area
(conurbations, other urban areas and rural districts) and
geographical divisions.

Unfit housing (Tables 1 to 4)
On the basis of the sample it was estimated that at the
beginning of 1967 about 1.8 million dwellings were unfit.
Of these about 1.1 million were in potential clearance
areas and the remaining 700,000 needed to be dealt with
individually by being repaired, closed or demolished, as
appropriate. The total of 1·8 million compares with an
estimate of 820,000 unfit dwellings obtained from returns
received from local authorities in 1965.
The survey also showed that unfit housing was more
widely dispersed with less concentration in the conurbations and in the north than had previously been thought.
The proportions of unfit dwellings, in aggregate, were
similar in each type of area being about 11 per cent of
dwellings in conurbations and in other urban
areas
and about 13 per cent of those in rural districts. In each
type of area the aggregates of local authorities' returns
had understated the problem. The returns from local
authorities had indicated there were about 450,000 unfit
dwellings in the conurbations, 295,000 in other urban
areas
and
75,000
in rural
districts, while
the
corresponding estimates from the survey were about
600,000, 800,000
and
400,000
unfit
dwellings
respectively. Similarly, the aggregates for each of the three
been
too
low
but
the
geographical divisions had
underestimation had been smaller in the north of England
than
elsewhere; the three
planning regions
in the
north accounted for 55 per cent of the unfit dwellings in
the local authorities' returns compared with 42 per cent in
the survey.
The local authorities' 1965 returns did not provide
details on tenure but the survey showed that a substantial
proportion - about 30 per cent of the unfit dwellings
were owner-occupied though
this only represented
7 per cent of all the dwellings in owner occupation.
'Other tenures' (which broadly correspond to privately
rented housing, see Appendix A) accounted for some 60
per cent of unfit housing with 33 per cent of all
housing in that sector being unfit.
Repair costs (Tables 5 to 7)
About two-thirds of the housing stock - 10.1
million
dwellings - required expenditure of under £125
and
these may be taken to have been in a reasonable state of
repair. Some 2·5 million further dwellings required up to
£249 for repairs, over 1·3 million required £250 to £499,

almost 1.0 million £500 to £999 and, finally, over 0.7
million required at least £1,000 spending on repairs. As
serious disrepair is one factor taken into account when
considering whether housing is unfit, it is not surprising that
about 90 per cent of dwellings requiring at least £1,000 for
repairs. were unfit; however, only 60 per cent of those
requiring £500 to £999 were unfit. The distributions of
dwellings
by state of repair both in types of area
and
geographically were similar to those for unfitness.
Local authority housing was in much better repair than
either owner-occupied housing or other tenures: 83 per cent
required less than £125 for repairs and most of the remainder
needed less than £250. In the private sector, the condition of
owner-occupied housing was substantially better than that of
rented housing, 70 per cent needing less than £125, a further
15 per cent under £250 and the remaining 15 per cent £250
or more for repairs. Only 30 per cent of privately rented
housing required under £125 for repairs and almost 50 per
cent required £250 or more spending on them to bring them
fully up to standard.

Basic amenities (Tables 8 to 14)
The amenities chosen for analysis were the four
main
amenities for which government grant aid is given. 75
per cent of the dwellings in England and Wales possessed
all four of these amenities for the exclusive use of the
occupiers. Of the other 3·9 million dwellings, almost
half lacked all the four amenities. 2·1 million dwellings
had no fixed bath or shower, 3·0 million had no wash
basin, 3.4 million did not have a full hot and cold water
system and 2·9 million had no internal water closet (2).
The absence of piped water and of an easily accessible
water closet are each factors which may contribute to a
dwelling being judged unlit, but do not automatically
make it so. However, most of the unfit housing lacked
amenities; while only 12 per cent of the stock was unfit,
these dwellings included over 60 per cent of those without
baths, 45 per cent of those without hot and cold water
systems, and almost 50 per cent of those without wash
basins and those without internal water closets.
Of the stock of dwellings 9·2 million were fit, had all
the basic amenities and required less than £125 for
repairs, leaving
6·5 million needing action either to
raise them to a reasonable state of repair with all basic
amenities or to clear them.
Housing in the south east was found to be better than
elsewhere, particularly with respect to the possession of
internal water closets - only 11 per cent of dwellings in the
region lacking this amenity compared with 25 per cent of
those in the north and 20 per cent in the rest of England
and Wales. Dwellings in rural districts were marginally
better equipped than those in urban areas.
to public
Dwellings belonging to owner-occupiers and
authorities were far better equipped - 84 per cent having
all four amenities - than were privately rented dwellings of
which only 44 per cent had the four amenities. The
privately rented - about 20 per cent of the housing stock
- included 65 per cent of the dwellings without baths
(2) or these, only about 400,000 were without any W.C. for the
exclusive use of the occupiers, the other 2·5 million having a
W.C. outside the dwelling (about 100.000 had a W.C. outside the
dwelling but within the building containing the dwelling).
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and over 50 per cent of those lacking each of the other
basic amenities.

Tenure and age of dwellings (Table 15)
The survey provided estimates of the tenure distributions for each age-group of dwellings. About 50 per cent
of the pre-1919 housing was owner-occupied, 5 per cent
was owned
by local authorities or new towns and
43 per cent
was of 'other tenures'. Of this
last
category which
has
been loosely referred to as
privately rented housing in this article, over 75 per cent
was built before 1919 whereas under 40 per cent of
owner-occupied dwellings and only 7 per cent of local
authority dwellings were of this age. The relatively
low standards in the privately rented part of the stock
were correlated with its being predominantly old housing.
Aggregate costs
The statistical aggregates for the costs of repairs and
of the installation of amenities for the total dwelling
stock derived from the survey, were £3,350 million for
repairs and £1,150 million for amenities. These figures
illustrate the relative importance of repairs and indicate
the economic importance of the deficiencies, although
they are not measures of the expenditure which should
be undertaken. It will not be worth
undertaking sizeable
expenditure on many dwellings which are obsolescent
or nearly obsolescent. About half the total of £4,500
million was in those dwellings which were unfit and large
numbers of these will be demolished within a few years.
Moreover, at any time there will be some repair
work outstanding because a large part of maintenance
and repair on
individual dwellings
is carried out
periodically not continuously and it may be sensible to
allow
an accumulation of certain
repairs
in some
dwellings.
There is considerable expenditure on
repairs and
maintenance of housing amounting to
about £400
million in England and Wales each year but it is
not possible to say how this compares with the rate at
which new repair and maintenance is required.
Part II. The survey: methods and reliability
The sample
A sample size of about 6,000 was considered large
enough to give national estimates of sufficient accuracy.
A number of surveys have been undertaken or are being
planned to provide similar data for individual conurbations.
A relatively large number of local authority areas - 262
in all - were included because the authorities' returns
indicated high variability of proportions of unfit
dwellings between these areas.
In general, sampling was in two stages, except in
Greater London where the housing in the whole conurbation was sampled in a single stage.
In the first stage, the list of all local authorities in
England and Wales was stratified first regionally and
then within regions by the degree of urbanization (i) local authorities in the major conurbations, (ii) all
other County Boroughs, Boroughs and Urban Districts,
(iii) Rural Districts either with population densities
over 0·25 persons per acre or contiguous to urban areas,
(iv) all other Rural Districts. Within the sub-strata
authorities were placed in order of the proportion of their
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domestic property with rateable values of over £100;
this was intended as a general economic indicator but
was particularly appropriate to this survey. The local
authorities were sampled from this list with probability
proportionate to population.
The use of interval sampling meant that the larger
local authorities were certain of inclusion and the largest
were selected more than
once; an authority selected
more than once
was allocated a proportionally larger
sample of dwellings.
The single stage in London and the second stage
of sampling elsewhere were carried out
in the same
way. Sampling intervals were
calculated which
gave
equal overall
probability
of
selection to
every
dwelling in England and Wales.
On the basis of previous surveys of housing, it was
known that the best available sampling frames were the
valuation lists which record all property in each local
authority for rating purposes. Addresses were extracted
by the
use of a sampling method developed by the
Government Social
Survey
and the eligible
rating
units (or hereditaments) formed the sample for this survey.
The basic method was simplified in areas where the
sampling interval was very large because of the pressure
of work in Inland Revenue local valuation offices where
the sampling was carried out. It is known that this
modification increased the
variability associated with
the sampling method and this is referred to below.
However, all entries in the valuation lists had a chance of
selection although not a precisely equal chance, and there
is no reason to suspect that the change caused any bias
in the results.
Of the original sample of 6,199 rateable units, 46 had
been, or were about to be, demolished and 39 were no
longer considered to be dwellings. A further 45 were not
inspected for various other reasons. The remaining
6.069 units included 12 which each contained more than
one
dwelling, and 78 which
were
only
parts of
dwellings.
Where several dwellings were contained in one rateable unit, this was the only chance they had had
of inclusion in the survey, so all were inspected and
forms completed for each of them. In the 12 units there
were 34 dwellings.
On the other hand where a unit was only part of the
dwelling, the dwelling had had as many chances of
inclusion in the survey as there were rateable units in it.
The inspector completed one form
for the whole
dwelling; the form was then given a chance of inclusion
in the final processing which was equal to the inverse
of the number of units it contained and this restored the
overall equal chances of all dwellings. Of these 78, 31
dwellings were finally included.
Overall, 6,044 dwellings were inspected and included
in the tabulations which form the basis of the estimates.
Collection of information.
Experience from earlier surveys had taught two
lessons; first, that the inspectors employed must already
have
had
considerable experience in
assessing the
structural condition of houses; secondly, that careful
checks of the judgments made by the inspectors had to
be carried out both before and during the fieldwork to
ensure that observer errors were kept to a minimum.

Both lessons were carefully borne in mind during the
national survey.
With the co-operation of various local authorities up
and down the country the department obtained the
services for a period of six weeks of twenty-five public
health inspectors experienced in house inspection, and
one building surveyor, who had previously worked as a
public health inspector.
A joint briefing of the inspectors was held before the
survey, followed by an exercise in which their assessments were set against those made by a small team of

Table of approximate 95 per cent confidence limits
Estimate
Limits
100,000
100,000 ± 40,000
250,000
250,000 ± 65,000
500,000
500,000 ± 90,000

specialist professional officers from the department.

This test showed that while there was inevitably some
variation in the application of standards within the group,
no inspector could be suspected of eccentric judgment
when compared with the department's specialists.
Further checks were made during the fieldwork. These
were again made by the department's specialists who
accompanied the inspectors on the visits and compared
their markings. 'Apart from the costs of minor repairs
(see Observors errors below) the inspectors' assessments
of condition were again found to be sound.
Limitations of man power and finance precluded the
introduction into the sample design and work allocation of
the elaborations necessary to permit the measurement of
observer variability. Additional measures were, therefore,
taken to keep possible distortions in the data to a
minimum. These were:
(a) inspectors were in general allocated to areas at !east
50 miles from their home districts. This was intended
to minimise the risk that an inspector's judgments
might be swayed by prior familiarity with an area;
(b) each inspector was sent to ten areas outside London
selected for their varying character and geographic
location. This was a precaution against any particular
inspector being allocated to several areas of similar
characteristics which might affect his judgments; and
(c) all inspectors, apart from one G.L.C. employee,
spent the first week of the survey in the Greater
London area. This arrangement allowed easy
contact with the department's organising team to
clear up any initial difficulties encountered in the
field. It also allowed for informal meetings of all the
staff involved both in the fieldwork and in its organisation.

1,000,000
2,000,000
4,000,000

1,000,000
2,000,000
4,000,000

±
±
±

125,000
170,000
220,000

6,000,000
8,000,000
10,000,000

6,000,000
8,000,000
10,000,000

±
±
±

245,000
255,000
245,000

The sampling errors of the estimates were increased
through
using a simplified sampling method in large
authorities' areas and the errors have been cautiously
taken to be of the order of 25 per cent higher than for
simple random sampling, although an analysis for
certain items using the 'jack-knife' technique suggests that
the sampling errors were, in fact, probably nearer to those
for simple random sampling.
Observer errors
It is believed that the efforts described above to minimise
observer errors were generally successful 'and that the
inspectors' assessments were sound except in the
estimation of costs of minor repair work. The
inspectors, on average, underestimated these so that it
was necessary to take the lowest category as under £125
instead of under £100, and the next category from £125.

Sampling frame deficiency
A major deficiency in the valuation lists when used as
sampling frames arises from the delays which occur
· before new houses and flats are entered in the lists. The
estimates derived from the survey were adjusted to allow
for new completions up to the time of the fieldwork.
Information from the 1966 Census post-enumeration
survey has since shown that the adjustment was slightly
too small. This did not, however, affect the estimated
numbers of dwellings that were unfit, those that required
significant repairs or those that lacked amenities.

Editing; processing and tabulation
Editing of completed forms was carried out by staff
of the department. The information was then transferred
to punched cards, processed and tabulated. From these
tables the final estimates were derived within the department's Statistics Branch.
Sampling errors
The table below gives the 95 per cent confidence
limits associated with various sizes of estimates; that is,
for a given estimate the true figure will lie within the
limits in 19 out of 20 cases.
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Comparisons with estimates from other sources
The previous national estimate of the number of unfit
dwellings had been derived by aggregating the returns
made by local authorities in the first quarter of 1965.
These totalled approximately 820,000, whereas the survey
indicated that there were about 1,800,000 unfit dwellings in
the first quarter of 1967. It was known that, for national
purposes, the returns received from local authorities were
unsatisfactory because they were not uniformly
based. Many returns related to current slum clearance
programmes - in some cases short-term programmes - rather
than to assessments of the full problem.
Although data on amenities from the survey and from the
1966 Sample Census are not directly comparable, rough
estimates of dwellings without baths and without internal
water closets from Census figures of households sharing or
lacking these amenities, show broad agreement with the
results of this survey.
Similarly, the estimates of the distribution of dwellings by
region, by type of area and by tenure based on the

Census and other sources agree broadly with those
derived from the survey.
The differences between the estimates of numbers of
dwellings by tenure are being examined but are likely to be
attributable to sampling errors and to differences of definition.
Part III. Conclusions
This survey has made a major contribution to the
improvement of information on house condition and in
particular on the scale and distribution of unfit housing. The
information obtained has been important for policy purposes
and is very relevant when assessing the need for new
housebuilding and for improvement of the existing stock.

It has been shown that useful information can be
obtained by sample methods in this field and the experience
gained has been used in organising a series of similar surveys in
the conurbations: a number of individual local authorities are
now undertaking sample surveys for their own areas. These
surveys have been similar in scope to the national house
condition survey but there are a number of extensions which
are desirable and which may prove to be practicable such as
studies of observer variability and assessments of the environment.
The present surveys provide information at a point in
time and further work will be necessary on how to obtain
efficiently and at reasonable cost, measures of trends in
house condition.

Ministry of Housing and Local Government
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APPENDIX A

Definitions
Dwellings The same definition was used as in the 1966
Sample Census; in essence, this required that the living
accommodation should be structurally separate and have
independent access. Only permanent dwellings were
included in the survey.
Unfit dwellings An inspector decided whether each
dwelling was statutorily unfit for habitation on the basis of
Section 4 of the Housing Act 1957 which refers to the
following factors: repair; stability; freedom from dampness;
natural lighting; ventilation; water supply; drainage and
sanitary conveniences; facilities for storage, preparation and
cooking of food and for the disposal of waste water.
Potential clearance areas The inspector considered
whether an unfit dwelling was likely to be dealt with by
clearance area action or by action to deal with the
individual dwelling; in the former case, the dwelling has been
classified as an unfit dwelling in a potential clearance area. In
addition, clearance area action could be considered necessary
which would affect a dwelling which was not unfit; for
example, where necessary to allow satisfactory clearance of
an area of generally unfit housing.
Repair costs The inspector made an assessment of the cost
or the repairs which a local authority would carry out if it
acquired the dwelling for letting for a period of, say, twenty
years. Costs of installing the basic amenities for the first time
were not included, but necessary costs of replacing existing

amenities were. Internal decoration costs were also excluded
unless these would have been required as a result of
other repairs. Repairs to out- buildings, boundary walls,
etc. were excluded.

Basic amenities
Standard improvement grants are made to
assist in providing certain amenities for the exclusive use of
the occupiers of a dwelling. Information was collected in
this survey about four of these amenities: a water closet
inside the dwelling, a fixed bath or shower, a wash basin, and a
hot and cold water system serving a bath, a wash basin and a
kitchen sink. The 1966 Sample Census data relate to the
exclusive or shared use by each household of a water closet
inside the building (not necessarily inside the dwelling), of a
fixed bath, and of a hot water tap.
Tenure In this survey, dwellings were classified as
owner occupied, rented from a local authority or new town
(including occupiers of local authority tied housing), closed
under Housing or Planning Act powers, or other tenure. The
last category broadly corresponded to dwellings rented from
private owners but included privately owned tied housing
and dwellings owned by government departments, etc.
Census
based estimates are divided into those owner
occupied, those rented from local authorities or new towns,
those rented from private owners, and other tenures; other
tenures in this case being mainly tied houses whatever
their ownership and dwellings rented with farms and
business premises.

APPENDIX B
Tables of stock of dwellings:

Table No.

1
2

3
4

5
6

7
8
9
10
1I
12
13

14

By region and condition
By type of area and condition
By tenure and condition
By gross value and condition
By repair costs and condition
By type of area and repair costs
By tenure and repair costs
Lacking basic amenities: by amenities lacked
By condition and repair costs and lack of basic amenities
By lack of basic amenities and condition
By lack of basic amenities and region
By lack of basic amenities and type of area
By lack of basic amenities and tenure
By lack of basic amenities and gross value
By tenure and age

15
Note: 1. Further tables will appear in Housing Statistics Great
Britain, No. 9 and subsequent issues.
2. Estimates in these tables are subject to sampling error.
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