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Macro-economic outlook
Sustained fiscal austerity and depressed 
growth leads to slow economic recovery with 
persisting structural weaknesses in the UK’s 
global competitiveness position. This leads to 
reduced government income from corporation 
tax and consumer spending, thus to a rapid rise 
in public sector borrowing with public funding 
slashed and the privatisation of public services. 
Of the ten largest mature economies in the 
world the UK has the second highest overall 
debt level measured as percentage of GDP. 

Whilst record-low interest rates and quantitative 
has eased pressure on private borrowers there 
is a significant proportion of English households 
being pushed into negative equity; the credit 
rating agency Standard & Poor estimate that 
1.14 million borrowers in England own less than 
10% of their homes or whose mortgage debts 
are greater than the value of their property. 
According to Bank of England estimates 
(September 2012) some 12% of home loans are 
in forbearance and another 2% delinquent which 
exacerbates the private household debt problem. 
On the other hand high inflation reduces 
disposable income and increases cost of living. 
Consequently domestic capital flight might 
coincide with increased foreign investment in 
the UK property market due to the persisting 
weakness of the UK pound.

With an ongoing government austerity 
programme and a slow consolidation of 
household debt the emphasis for future growth 
financing is on private business investment. 
In this context the low interest rates provide 
an opportunity for institutional investors (e.g, 
pension funds and insurance companies) to 
secure long-term finance for investment which 
could be a significant advantage for housing 
associations as trusted delivery partners of 
sustainable housing schemes.

Household projections and 
demography
By 2030 there will be 4.5 million more 
households in England, a 20% increase on 2011. 
Higher growth levels are forecasted in London 
and the South East with the highest relative 
increase on 2011 levels to occur in the East of 
England (Essex, Suffolk and Norfolk). 

By 2030 one in six people in England will be 
aged 70 or over; on a 2010 baseline this age 
group is expected to grow by 55% (more than 
3.3 million people). For people aged 25 to 49 
– representing high economic activity rates 
– London leads the rest of the country with 
40% of its total population in this age bracket. 
Urban areas and centres of employment have, 
generally speaking, a younger population. Rural 
areas in particular the South West but also parts 
of the South East, have the highest percentage 
of older people. However, it is noticeable that 
areas closer to London will face a much higher 
proportional increase of older people which 
will impact on existing communities and their 
provision of suitable housing. The fastest ageing 
local authority area is Milton Keynes, where the 
population over the age of 70 will more than 
double by 2030.

Migration
Between 2001 and 2011 some 3.7 million people 
arrived into the UK; 40% (some 1.4 million) 
of these people came into London. Areas of 
high in-migration are urban centres in the 
West Midlands, Greater Manchester and West 
Yorkshire but also the counties surrounding 
London. London is also leading the rest of the 
country in relation to the proportion of non-UK 
born people in the 2011 Census, followed by 
Slough and Leicester. On average about 35% of 
all arrivals into the UK are between the age of 
25 and 64; another 64.4% are younger and only 
0.6% are 65 years or older. 

Economic activity and labour 
markets
The strongest labour markets are located in 
the South East region with London as a world 
city dominating the economic geography of the 
UK: the countries’ highest job density, highest 
productivity, highest business start-up rate, 
lowest job seeker claimant counts and lowest 
public sector proportion of all jobs can all be 
found in London. Similarly areas to the West of 
London also enjoy strong economic performance 
and high gross household incomes (up to 
135% of the English average gross disposable 
household income).

SUMMARY OF KEY FINDINGS
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17  Department for 
Communities and Local 
Government (DCLG): 
Household Projections, 
2008 to 2033, England

Housing markets
The English housing market is one of the least 
responsive housing markets in the developed 
world. Supply of new dwellings is a long 
way short of demand and since 2007 annual 
completions have dropped by 37% to just 109,000 
new dwellings added to the stock in 2011. 
Consequently median house prices are rising 
fast and have already recovered to their pre-
recession levels, although with some significant 
regional variation. The overheated housing 
market, fuelled by unresponsive demand and 
lack of sustainable finance, leads to excessively 
high affordability ratios. Even in the lower priced 
Northern regions median house prices exceed 
the income to mortgage ratio which on average 
is about 3 to 3.5 times the annual income. 

England has a high proportion of owner-
occupiers compared to many other European 
countries. An underdeveloped private 
rental sector adds pressure to the already 
unsustainable housing market with rent levels 
for 1-bedroom flats in some London areas 
exceeding 50% of median earnings, and in inner 
London even up to 80% of median earnings. 
However, the rental sector is stronger in urban 
areas and in areas where housing associations 
have significant stock.

Stressed borrowers as well as squeezed 
renters struggle with their mortgage and rent 
payments leading to possession claims. The 
highest proportion of possession claims – and 
in particular mortgage possession claims – are 
issued in smaller urban areas where income 
is 80% or less of the national average. This 
translates in general terms to a weaker market 
in the Midlands and Northern regions. To an 
extent this is also a reflection of a relatively 
inert and slow market in many areas to the 
South West of London, as expressed through 
the comparatively low number of property 
transactions.

Demand for affordable housing is highest in 
urban centres, in particular in old industrialised 
parts of the country or those undergoing 
significant economic restructuring (Merseyside, 
Tyne & Wear, West Midlands, Kingston-upon 
Hull, Portsmouth). Whilst housing waiting 
lists may not be the best method to assess 
demand for affordable housing it is a similar 
picture to the current distribution of housing 

benefit recipients which are again to be found 
in higher proportion in urban areas and those 
with underlying structural weaknesses in their 
economies.

Household composition
An increase of one person households by almost 
4 million (55% increase on current levels) is the 
most significant change projected in household 
composition. These households are likely to 
be concentrated in urban centres and some 
remoter rural and coastal areas; this could be 
seen as a reflection of a professional working 
class living in urban centres (singles and pied-à-
terre commuters) and an ageing society in rural 
areas (the likelihood of forming a single-person 
household increases with age again). 

A more moderate increase is forecasted for 
couple households but lone parent households 
are set to increase by almost 1 million between 
2008 and 2033. For the housing market this is 
potentially the most important change driver 
in relation to household composition as it 
will impose very specific requirements to the 
provision of suitable accommodation, including 
the temporary living of a child in the household 
if parenting is shared between divorced or 
separated couples.

Implications for social housing 
providers
Reduced government support, both for 
tenants (welfare reform) and for providers 
(Affordable Homes Programme) pushes housing 
associations into seeking alternative sources 
of finance. In particular non-bank finance is 
becoming even more important as are products 
which require a lower asset securitisation. A 
marked shift towards mixed income portfolios, 
which includes new products (e.g, full market 
rent, intermediate housing, assisted living, 
market sale) and diversified investment 
strategies (e.g, overseas property bonds), to 
generate income, poses a regulatory challenge 
as the social housing element of the business 
should be protected from losses which may 
occur in the profit-making business activities 
(‘yes to benefits of re-investing but no to risk 
sharing’).

Housing Market Trends in England  5



With the further increased dominance of London 
and the South East for growth and job creation 
(London generated 50% of the country’s GDP 
growth in the decade leading up to the economic 
crisis and continues to grow more quickly than 
the rest of the nation) the housing market in this 
area is under significant pressure with much 
more subdued housing markets in the Midlands 
and North of England. Responding to increasing 
demand for affordable housing in these areas of 
high economic activity will become an ever more 
important challenge. The significant growth in 
high value economic activity is coupled with an 
equally strong growth in personalised services 
in or near city/office locations (e.g, cleaning, 
security, maintenance, hairdressing, gardening, 
dog-walking etc.) which imposes the challenge 
to accommodate people in low income jobs 
close to (and ideally within) high value areas.

A negative side effect of the financial crisis 
is that many homeowners were pushed into 
negative equity; this means property-based 
retirement plans are broke and need urgent 
replacement. An equity release scheme (‘reverse 
mortgage’) might be a useful product to provide 
much needed access to property in areas of 
high economic activity (London and the South 
East) whilst enabling homeowners to downsize/
relocate without losing value and indeed opening 
up opportunities for accelerated wealth transfer 
to the younger generation.

The historically low build out rates are likely to 
remain low as it makes little economic sense to 
meet demand in an overpriced property market. 

Recent government announcement of support 
for prospective home-buyers are likely to lead 
to a further deterioration of that situation as 
the proposed schemes are wholly focused on a 
demand-side stimulus which might lead to even 
higher house prices and more competition for 
fewer properties coming onto the market.

In terms of housing supply a significant shift is 
forecasted in the household composition as well 
as the demography of occupants which leads 
to new requirements, e.g, increasing demand 
for one-person households and lone parent 
households as well as an adaptation of existing 
and provision of new homes to suit the needs of 
an ageing population.

Finally, housing associations might seek 
out opportunities to support for self-build, 
possibly in the context of shared ownership, 
or new production of housing at scale, e.g, 
through prefabricated housing. However, a 
major constraint to both these issues is the 
planning system which is geared towards 
large developers (planning permissions are 
a negotiated procedure, however, reform 
proposals might improve the success rates for 
non-institutional applications) and reluctant to 
respond to innovation.

1.0
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The UK economy is set to experience subdued 
economic growth over a sustained period of 
time. A depressed medium-term outlook with 
ongoing fiscal austerity, lack of industrial 
development and continuous pressure on the 
euro zone, the UK’s main export partner, will 
impact on the country’s economic performance. 
The UK total debt at approximately 18% of World 
GDP is in sharp contrast to the country’s annual 
contribution to World GDP at 3.5%.

With GDP sliding sideways in 2012 and the 
possibility of a triple-dip recession in early 
2013, real GDP is forecast by the EIU to grow by 
0.5% in 2013, then by 1.1% annually between 
2014 and 2017, with a slight increase to 1.4% 
up to 2020; and finally to accelerate to 2.4% in 
2021-30.1 Similarly, in November 2012 the BoE 
downgraded their GDP growth forecast for 2013 
to average about 1.0%, and expect economic 
output to remain below pre-financial crisis levels 
until at least mid-2015.2 In addition, an ageing 
population will make a declining contribution to 
growth with productivity levels continuing to fall 
and remaining lower than in the US, Germany 
and France.3

These economic circumstances lead to reduced 
government income from corporation tax and 
consumer spending (VAT), then to a rapid rise 
in public sector borrowing whilst public funding 
is slashed and public services are privatised. 
The political aim of deficit reduction within 
this parliamentary term is therefore no longer 
achievable. The original five-year consolidation 
plan has already been extended to eight years 
(to 2018), and will probably need to be extended 
further, beyond 2020, as deficit targets fail to be 
met.4

Rising exports and business investment are 
seen as the main contributors to economic 
growth in the next two to three years. However, 
an overreliance on EU countries as main 
trade partners (53.6% of UK exports go to EU 
countries with just 8.2% going to BRICs in 
2011)5, an ongoing concentration on financial 
services with significant levels of financial-
sector support, and a lack of industrial policy 
further exacerbates economic and geographic 
imbalances. This mono-sectoral, city-centred 

approach means structural weaknesses will 
persist and the economic recovery will take 
significantly longer. This means the second twin 
aim of the coalition government is at risk of 
being unachievable too.

Record-low interest rates and further 
quantitative easing (QE confirmed to continue 
in 2013 and no rate rise forecast by BoE before 
2016) are likely to lead to higher inflation, 
reduced disposable income and increased cost 
of living. However, domestic capital flight might 
coincide with foreign investment (due to the 
slumping value of the UK pound), in particular 
into the UK property market. The availability 
of cheap finance poses an opportunity for 
investment; however, a call for further 
improvements of banks’ capital ratios might 
limit availability and accessibility.

Whilst the broadly pro-business policy 
orientation, a favourable attitude to foreign 
investment and a flexible labour market are 
positive locational competitiveness factors, 
the chronic underinvestment both in transport 
and industrial infrastructure with related skills 
shortages make the UK an increasingly less 
attractive investment location in comparison to 
its EU neighbours.

ECONOMIC OUTLOOK
2.1

DEFICIT 
REDUCTION 
LIKELY TO 
EXTEND  
BEYOND 2020

1 EIU country profile UK,  
www.country.eiu.com/UK, 
accessed 3 February 2013

2 BoE Inflation Report 
November 2012

3 EIU country profile UK, 
www.country.eiu.com/UK, 
accessed 3 February 2013

4 EIU country profile UK, 
www.country.eiu.com/UK, 
accessed 3 February 2013

5 HMRC Overseas Trade 
Statistics, Webtables 
2011: www.uktradeinfo.
com/Statistics/
NonEUOverseasTrade/Pages/
PrepreparedTableNoEU.aspx
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Whilst in the latest Global Competitiveness 
Report 2012-2013, published by the World 
Economic Forum, the UK has regained its 
position in the top ten countries (rank 8 overall, 
up from 10 in GCI 2011-12) it scores poorly on 
basic requirements (rank 24 out of 144). Basic 
requirements in the Global Competitiveness 
Indicator (GCI) consist of four pillars: 
institutions, infrastructure, macroeconomic 
environment and health & primary education.  
In particular, the macroeconomic environment 
(UK ranks 110 out of 144, below Italy and Spain) 
with a fiscal deficit nearing 9% in 2011, high 
public debt and low national savings is identified 
as a major drag on the UK’s competitiveness.6

In the UK the combined public and private 
sector debt has risen to 507% of GDP in 2011, 
the second highest debt level of the ten largest 
mature economies, with some margin to Spain 
in third place. Government debt has risen by 28 
percentage points between 2008 and 2011 to 
about £1.13 bn, or 81% of the country’s GDP.7 

Debt structure in ten largest  
mature economies 
Financial institutions are under significant 
pressure to improve their capital ratios as  
their debt levels are more than twice the  
nation’s GDP. UK banks have already improved 
their capital ratios by reducing lending while 
non-bank financial institutions are responsible 
for an overall increase in absolute debt in the 
financial sector.8

THE UNDERLYING  
GROWTH CONUNDRUM

2.2

1.14 MILLION 
BORROWERS 
OWN LESS  
THAN 10% OF 
THEIR HOMES

6 WEF 2012, p.22
7MGI 2012, p.5
8MGI 2012, p. 23

Housing Market Trends in England  9



9MGI 2012, p.3

10MGI 2012, p. 24

11 ONS, Measuring National 
Well-being – Personal 
Finance, 2012, p.2

12 Diagram by National Housing 
Federation based on figures 
published in:Simon Kirby: 
Prospects for the UK 
economy. National Institute 
Economic Review, February 
2013, Issue 223.

13 ONS, Measuring National 
Well-being – Personal 
Finance, 2012, p.3

14 MGI 2012, p. 5

15The Times, 3 September 2012

2.2

UK debt structure
Alongside the reduced lending from the banking 
sector, very conservative business investment 
strategies and increased government deficits 
this means that the indigenous financing of 
growth is lacking. Lessons from previous 
financial crises, for example in the 1990s 
in Sweden and Finland, suggest that the 
deleveraging process is more successful when 
started in the private sector – supported by 
sharply rising government debt – and then 
followed by a sustained period of fiscal discipline 
and public sector deleveraging.9

However, in particular UK households have 
increased debt in absolute terms since 2008; 
with ratios of household debt to disposable 
income (currently at 146%) not expected to 
reduce to pre-crisis trend for another decade10 

and falling median household income levels,11 
a much slower deleveraging of household debt 
can be expected. 

Future funding projections confirm that 
economic growth will be dependent on private 
investment. Whilst household expenditure is 
projected to grow very slowly between 2011/12 
and 2016/17, government expenditure is 
forecasted to reduce further.

Sources of economic growth12 

Financial consolidation in households leads 
to reduced consumer spending, in particular 
on discretionary items, and deferral of larger 
investments. Subsequently, significantly 
reduced investment and consumption will 
impact on government finance, and thus in turn 
on subsidies for affordable housing and other 
benefit payments.

In 2009, 17% of the UK population were living 
in households where housing costs were 40% 
or more of their disposable income compared 

to the EU average of 10%13. McKinsey Global 
Institute observes that in the UK; “banks have 
been active in granting forbearance to troubled 
borrowers” which “may obscure the extent 
of the mortgage debt problem. The bank of 
England estimates that up to 12% of home loans 
are in a forbearance process. Another 2% are 
delinquent.”14

Mortgage comparison UK/US

If, as is likely, economic growth remains weak 
and interest rates are kept low due to the 
monetary policy of the BoE, the UK mortgage 
crisis could deepen in years to come, both 
excluding first-time buyers (reduced lending 
capacity in market, increased securities and 
potential loss of value gain to finance property 
purchase) and pushing home-owners into 
negative equity. In addition, property-based 
retirement plans are broke and need replacing. 
“Analysis of the housing market by Standard 
& Poor’s, the credit rating agency15, suggests 
that there are 1.14 million borrowers who 
own less than 10% of their homes or whose 
mortgage debts are greater than the value of 
their property. This could swell by 30% if house 
prices were to fall by 5%, as forecast, the agency 
said, leaving 340,000 more households unable to 
move or remortgage.”15

The wider impact of this growth conundrum 
could lead to increased socio-economic 
imbalances and deteriorated competitiveness of 
the UK economy due to lack of labour mobility 
and investment.

10



HOUSEHOLD PROJECTIONS
2.3

BY 2030 THERE 
WILL BE 4.5 
MILLION MORE 
HOUSEHOLDS 
IN ENGLAND, 
A 20 PER CENT 
INCREASE ON 
2011.

By 2030 the number of households in the UK is 
projected to grow to 26.7 million, an increase 
of 4.5 million (20%) over 2011, or on average 
236,410 households per year.16 The South East 
region is projected to experience the largest 
increase in households (763,403 in total; 40,179 
per annum), closely followed by London (699,401 
in total; 36,811 pa). In relative terms the East of 
England is expected to grow fastest with 25.2% 
additional households between 2011 and 2030 
(622,237 in total; 32,749 pa).

The smallest growth in absolute numbers of 
households is projected in the North East with 
an additional 8,644 households per annum, 
amounting to a 14.5% increase on the 2011 
number. In relative terms the North West shows 
an even lower increase of households (14%) but 
with higher absolute numbers (418,529 in total; 
22,028 pa).

At upper tier level the highest increase in 
households between 2013 and 2033 is projected 
in Outer (+440,000) and Inner (+290,000) London, 
followed by the metropolitan counties of West 
Yorkshire (+252,000), Greater Manchester 
(+193,000) and West Midlands (+175,000). 
Completing the ten strongest growing upper 
tier areas outside London are Essex (+165,000), 
Kent (+147,000), Hampshire (+113,000), South 
Yorkshire (+109,000), Norfolk (+104,000), 
Hertfordshire (+103,000) and Surrey (+101,000).

Household growth: projections to 2030

16  Department for Communities 
and Local Government 
(DCLG): Household 
Projections, 2008 to 2033, 
England and DCLG Housing 
Statistics, table 406 and ONS 
Population Projections Unit, 
2012.
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Areas with significant household growth 
projections, both in absolute and relative 
terms, are areas to the East of London – Essex 
(+165,000/+26.4%), Suffolk (+95,000/+29%) 
and Norfolk (+104,000/+26.3%) – as well as 
Northamptonshire (+80,000/+26%) and West 
Yorkshire (+252,000/+25.7%). Further districts 
with strong relative growth projections include 
areas to the North of London, areas around 
Bristol as well as areas around York. In the 
Greater South East this could be seen as an 
indicator for ongoing decentralised concentration 
with a particular strong growth pattern to the 
East and North, supplemented by slightly more 
moderate growth in the Thames Valley corridor 
and coastal areas of the South East. 

The main driver of household growth is 
population growth, accounting for nearly three-
quarters of the increase in households between 
2008 and 2033. A particular strong increase 
is projected in one person households with 
159,000 new one person households expected to 
be established per year (two-thirds of the total 
increase in households). By 2033, this will lead to 
almost every fifth household being a one person 
household.

17  Department for 
Communities and Local 
Government (DCLG): 
Household Projections, 
2008 to 2033, England

Household projections by region 2008 to 203317

Region 2008 2018 2028 2033 Average annual change Total change
 (thousands) (thousands) (thousands) (thousands) 2008 to 2033 2008 to 2033 (%)

South East  3,480  3,875  4,280  4,467  39,440  28%
London  3,244  3,606  3,979  4,145  36,040  28%
East  2,406  2,736  3,063  3,212  32,320  34%
South West  2,241  2,518  2,797  2,923  27,240  30%
Yorkshire and  2,203  2,485  2,755  2,879  27,040  31% 
The Humber
East Midlands  1,868  2,094  2,314  2,411  21,720  29%
North West  2,935  3,165  3,382  3,473  21,520 18%
West Midlands  2,242  2,427  2,617  2,701  18,400 20%
North East  1,112  1,202  1,287  1,324  8,480 19%
England  21,731  24,108  26,472  27,536  232,200  27%

2.3
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The most significant demographic change 
between 2010 and 2030 is an increase of people 
aged 70 and over by more than 3.3 million or 
55% (from 6.1 million to 9.5 million). The relative 
stability of old-age dependency ratios around 
30% is explained by increasing pension ages.

Looking at projected regional age profiles 
London is expected to have the lowest 
percentage of people aged 70 and over (9% of 
total) by 2030 with the South West forecasted to 
have the highest (20%). For people between the 
age of 25 and 49 – representing high economic 
activity rates – London leads the rest of the 
country with 40% of the total population in this 
age bracket. Most of the other regions have 
between 30 to 32% in this age bracket with the 

South East (29%) and the South West (28%) 
projected to have the lowest percentage. For 
the regional housing markets this may indicate 
an increasing number of people in retirement 
as well as reaching retirement age living in 
the South East and South West region; in both 
these regions another 24% of the total projected 
population in 2030 are in the age bracket 50-
69 where the likelihood of early retirement or 
part-time working is increasing. Not only will 
this have an impact on economic activity rates 
in the local market but also possibly prevent 
younger people moving into the area in pursuit 
of employment opportunities, unless mobility in 
the housing market is increased, for example 
through equity release schemes for owner-
occupied properties.

AN AGEING SOCIETY
2.4

BY 2030 ONE  
IN SIX PEOPLE 
IN ENGLAND 
WILL BE AGED  
70 OR OVER.

Projected change in age groups Dependency ratios

Regional age profiles: percentage of total in 2030

Housing Market Trends in England  13



Looking at the proportional change in the
regional age profiles it is noticeable that the
North East, South West and South East are
forecasted to see a decrease in people aged
between 25 and 49. Furthermore the North
East will also experience a decrease in

younger people (aged 15-24) and people
between 50 and 64. The highest proportional
increase in young people is forecasted for
London: 375,000 more people under the age
of 15 (26% increase from 2010) and 185,000
people aged 15-24 (18% increase from 2010).

Regional age profile: percentage change 2010 to 2030

Age group 25-49: percentage of total in 2030

Inner London 45.5%
Bristol, City of UA 38.5%
Slough UA 37.4%
Outer London 36.6%
Luton UA 36.3%
Nottingham UA 36.2%
Peterborough UA 35.4%
Brighton and Hove UA 35. 3%
Kingston upon Hull, City of UA 35.2%
Leicester UA 34.6%
Thurrock UA 34.2%
Greater Manchester (Met County) 34.0%
Bracknell Forest UA 33.9%
West Midlands (Met County) 33.5%
Reading UA 33.4%
Blackburn with Darwen UA 33.3%
West Yorkshire (Met County) 33.1%
Medway UA 33.0%
Stoke-on-Trent UA 32.9%
Portsmouth UA 32.8%
Warrington UA 32.6%
Hertfordshire 32.6%
Swindon UA 32.5%
Southampton UA 32.3%
Tyne and Wear (Met County) 32.2%
Central Bedfordshire UA 32.2%
Milton Keynes UA 32.1%

At sub-regional level the highest proportion of people in the age group 
25-49 are projected in the following urban areas:

2.4
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Looking at the age group of people over 70 a high 
concentration is projected in the South West, 
along the Welsh boarder, and more generally in 
more remote, rural areas:

Age group 70 and over: percentage of 
total in 2030
Dorset 27.1%
Isle of Wight UA 25.5%
Torbay UA 24.7%
East Sussex  24.1%
Rutland UA 23.6%
Devon  23.3%
Somerset 23.1%
Northumberland UA 22.9%
Shropshire UA 22.7%
Herefordshire, County of UA 22.4%
East Riding of Yorkshire UA 22.3%
North Yorkshire 22.3%
Cumbria 21.6%
Cornwall UA 21.5%
Norfolk 21.2%
Suffolk 20.9%
West Sussex 20.9%
North Somerset UA 20.8%
Wiltshire UA 20.7%
Worcestershire  20.6%
Redcar and Cleveland 20.6%
Hampshire 20.3%
Lincolnshire 19.9%
Poole UA 19.9%
Gloucestershire 19.8%
Cheshire East UA 19.7%
Staffordshire 19.5%
Derbyshire 19.1%
Cheshire West and Chester UA 19.1%

However, looking at the proportional change in 
this age group it is noticeable that areas closer to 
London will face a significant increase in people 
aged 70 and over in the period from 2010 to 2030:

Age group 70 and over: relative 
increase 2010-2030
Milton Keynes UA 122.16%
Rutland UA 87.50%
Central Bedfordshire UA 86.62%
Northamptonshire 84.47%
Bracknell Forest UA 84.31%
Telford and Wrekin UA 81.93%
Wokingham UA 81.10%
Cambridgeshire  78.06%
West Berkshire UA 77.64%
Swindon UA 77.07%
Wiltshire UA 74.55%
North Somerset UA 72.99%
Leicestershire  72.87%
Shropshire UA 71.79%
Warwickshire 71.01%
Halton UA 70.83%
Hampshire  70.45%
Warrington UA 70.14%

Looking at the relative increase between 2010 
and 2030 is important to understand changing 
housing demand, including adaptation needs for 
assisted living.
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The overall population increase in England from 
2001 to 2011 was 7.8% or 3.8 million people. The 
highest increase, both in absolute and in relative 
terms, occurred in London. All regions of the 
Greater South East experienced above national 
average population increases, with the regions 
in the North, the Midlands and the South West 
below average.

Population increase from  
2001 to 2011
London 13.7% 985,900
East Midlands 8.6% 358,100
East 8.4% 452,100
South East 7.8% 627,900

ENGLAND 7.8% 3,831,056
South West 7.2% 354,700
Yorkshire and the Humber 6.4% 316,500
West Midlands 6.4% 334,700
North West 4.8% 320,700
North East 3.2% 80,400

All but two local authority areas (Blackpool 
and Redcar & Cleveland) recorded a growing 
population between 2001 and 2011; 34 of the 
91 upper tier local authorities experienced 
higher than national average growth. The 
highest proportional population increase at local 
authority level was recorded in Milton Keynes 
(19.8%; 41,200 people), followed by Leicester 
(17.9%; 50,200 people) and Slough (17.8%; 
21,200 people).

When overlaying the population growth between 
2001 and 2011 with data for in-migration18 a very 
different picture emerges: 25 local authority 
areas would have experienced a decrease in 
population with particularly strong reductions 
in London, Reading, Luton and Slough. Milton 
Keynes, however, recorded a population 
increase of 7.3% net off in-migration and is thus 
the fastest growing area in England on both 
counts.

MIGRATION
2.5

ENGLAND’S 
POPULATION 
INCREASED BY 
3.8 MILLION 
BETWEEN 2001 
AND 2011

18 It should be noted that this 
is not an entirely accurate 
picture of population 
movement as over the same 
time people will have left the 
UK which is not taken into 
account in the data analysis.
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Areas of high in-migration from 2001 to 2011 
are urban centres in the South of England. Inner 
London (21.9%) with more than 700,000 new 
arrivals experienced the highest proportional 
inflow of new people coming into the UK, 
followed by Slough (20.7%). London is also 
leading in terms of absolute number with Outer 
London (768,000 new arrivals) even exceeding 
Inner London. 

Highest number of new arrivals into 
UK (2001 to 2011)
Outer London 767,828
Inner London 706,914
West Midlands (Met County) 207,899
Greater Manchester (Met County) 170,850
West Yorkshire (Met County) 125,683
Surrey 75,177
Kent  67,268
Hertfordshire 66,544
South Yorkshire (Met County) 62,738
Leicester UA 53,469
Cambridgeshire  53,059
Oxfordshire 52,288

The lowest proportional increase in population 
due to new arrivals into the UK is to be found in 
Northern regions: Redcar & Cleveland (0.74%), 
Northumberland (1.04%) and Halton (1.10%). 

Looking at the origin of people arriving in the 
UK the highest percentage of non-UK born 
people can be observed in London, Slough and 
Leicester. The percentage of EU (yet not UK)-
born people is generally below 10% of the total 
population in all areas except Inner London 
(12.5%), Peterborough (10.7%) and Slough 
(10.2%).

Highest percentage of non-UK born 
people (Census 2011)
Inner London 42.2%
Slough UA 39.0%
Leicester UA 33.6%
Outer London 33.1%
Luton UA 30.9%
Reading UA 24.8%
Peterborough UA 20.6%
Nottingham UA 19.5%
Milton Keynes UA 18.5%
Bedford UA 17.6%
Southampton UA 17.6%
Windsor and Maidenhead UA 17.4%
West Midlands (Met County) 16.6%

The lowest proportion of non-UK born people 
is concentrated in Northern regions: Redcar 
& Cleveland (2.2%), Halton (2.7%), Hartlepool 
(2.8%) and Northumberland (2.8%). 
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Looking at the age profile of people arriving in 
England as recorded in the Census 2011 about 
35% on average (median) are between the age 
of 25 and 64; another 64.4% are younger and 
only 0.6% are 65 years and older. The highest 
percentages of new arrivals into the UK in age 
group 25 to 64 can be found in Inner London, 
followed by Reading and Thurrock. Overall it can 
be observed that this age group is proportionally 
stronger represented in London and the 
Greater South East compared with the South 
West and the Midlands. Along the East coast, 
including the North East the age profile of new 
arrivals into the UK is very near the English 
median. Relative to the overall number of new 
arrivals into an area the largest proportion of 
young people can be found in Rutland, Redcar 
& Cleveland, Wiltshire and Leicestershire. 
In absolute numbers the highest inflow of 
young people occurred in London (more than 
1.7 million people aged 0-24), followed by the 
West Midlands (301,544), Greater Manchester 
(207,142) and West Yorkshire (168,541).

Highest percentage of new arrivals 
into the UK in age group 25 – 64 
(Census 2011)
Inner London 43.9%
Reading UA 43.2%
Thurrock UA 41.7%
Cambridgeshire  41.4%
Swindon UA 41.3%
Milton Keynes UA 41.2%
Outer London 41.0%
Southend-on-Sea UA 40.5%
Windsor and Maidenhead UA 40.3%
Bracknell Forest UA 40.2%

2.5
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High economic activity rates can be observed 
in a semi-arc to the west of Greater London, 
particularly along the M4 corridor (Thames 
Valley to Bristol), southern parts of the M40 
corridor and the M1/A1 corridor. These high 
economic activity rates can partly be explained 
by good commuter links into London by both 
rail and road19 but also by regional centres of 
employment, particularly in West Berkshire 
and Reading (Thames Valley) as well as Milton 
Keynes (M1 corridor).

Highest economic activity rates 
(percentage of people aged 16-64 who are 
employed or actively seeking employment)
Bracknell Forest UA 84.10
Buckinghamshire  82.38
North Somerset UA 82.30
Northamptonshire 82.29
Rutland UA 82.10
South Gloucestershire UA 82.00
Bedford UA 81.80
Wokingham UA 81.80
West Berkshire UA 81.40
Swindon UA 81.10
Oxfordshire 81.04
Central Bedfordshire UA 81.00
Wiltshire UA 80.90
Poole UA 80.80
Milton Keynes UA 80.80
Gloucestershire 80.77
Hampshire  80.62
West Sussex 80.53
Warwickshire 80.52
Surrey 80.35
Shropshire UA 80.30
Bristol, City of UA 80.20
Cambridgeshire  80.16

The lowest economic activity rates are in old 
industrialised urban areas where employment in 
the secondary sector (in particular textiles, iron/
steel/coal, and shipbuilding) was traditionally 
very high as well as in remote areas (Isle of 
Wight, Northumberland). By comparison Inner 
London also has a low economic activity rate 
which, at least to an extent, is a reflection of 
high concentration of affluent non-UK born 
people residing in boroughs such as Kensington 
& Chelsea20 as well as large numbers of 
economically inactive ethnic minorities in the 

East of London (e.g. Tower Hamlets, Newham 
where economic inactivity rates for ethnic 
minorities exceed 40%).21

Lowest economic activity rates 
(percentage of people aged 16-64 who are 
employed or actively seeking employment)
Nottingham UA 64.10
Middlesbrough UA 66.80
Blackburn with Darwen UA 67.70
Hartlepool UA 68.60
Redcar and Cleveland UA 69.50
Leicester UA 70.30
Isle of Wight UA 70.90
West Midlands (Met County) 71.60
Luton UA 72.10
Bath and North East Somerset UA 72.60
Northumberland UA 72.80
South Yorkshire (Met County) 72.88
Inner London 72.98

ECONOMIC ACTIVITY,  
LABOUR MARKETS,  
HOUSEHOLD INCOMES

2.6

ECONOMIC 
ACTIVITY IS 
HIGHEST IN 
LONDON AND 
THE SOUTH

19Economic activity is a 
residence-based indicator.

20 Economic inactivity rates for 
non UK born ethnic minorities 
exceed 50%.

21 Data accessed on 20/03/2013: 
http://data.london.gov.uk/
datastore/package/economic-
activity-rate-employment-
rate-and-unemployment-
rate-ethnic-group-national
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2.6

Looking at job densities22 Inner London has 
the strongest labour market with almost 4 jobs 
per person in working age. However, there are 
significant imbalances as the overall figure is 
buoyed by the boroughs with high employment 
and few residents, e.g. City of London (job density 
40.37) and Westminster (job density 3.33). But 
even when these two boroughs are excluded 
Inner London still provides a job density of 0.91. 
The lowest job density rate within London is in 
Lewisham (0.39) followed by Haringey (0.45). 

Highest job density rates
Inner London 3.90
West Berkshire UA 1.02
Poole UA 0.99
Warrington UA 0.97
Milton Keynes UA 0.97
Slough UA 0.97
Nottingham UA 0.95
Peterborough UA 0.94
Reading UA 0.93
Durham UA 0.91
South Gloucestershire UA 0.90

The lowest job density rates can be observed in 
the North East (County Durham, Teesside, and 
Northumberland), Merseyside, Midlands and 
South Yorkshire, Central Bedfordshire, to the 
East of London (Essex, Thurrock, and Medway), 
North Somerset and the Isle of Wight.

The mapping of JSA claimant counts illustrates 
a strong North-South divide. With the exception 
of West Midlands UA, Nottingham and Leicester, 
the highest claimant counts are all to be found in 
Northern England.

Highest JSA claimant counts  
(percentage of people aged 16 to 64 claiming 
Jobseeker’s Allowance)
Kingston upon Hull UA 8.7
Middlesbrough UA 8.5
Hartlepool UA 8.0
Redcar and Cleveland UA 6.8
Blackpool UA 6.8
Nottingham UA 6.3
North East Lincolnshire UA 6.2
West Midlands (Met County) 6.1
 

 
 

22 Job density is a workplace-
based measure, defined as 
the number of jobs in an 
area divided by the resident 
population aged 16-64 in that 
area.
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When looking at the labour market by sector, 
a similarly strong North-South divide can be 
observed: the highest percentages of public 
sector jobs can be found in Blackpool (37.8%) 
and Middlesbrough (37.4%). Areas with a high 
dependency on public sector employment 
in Southern regions are the conurbations of 
Southend-on-Sea, Portsmouth, Medway and 
Torbay as well as Nottingham and Leicester in 
the Midlands.

Highest percentage of public sector 
jobs
Blackpool UA 37.80
Middlesbrough UA 37.40
Southend-on-Sea UA 32.89
Nottingham UA 29.76
East Riding of Yorkshire UA 29.73
Blackburn with Darwen UA 28.87
Tyne and Wear (Met County) 28.80
Hartlepool UA 28.42
Merseyside (Met County) 28.25
Northumberland UA 28.16
Portsmouth UA 27.62
South Yorkshire (Met County) 27.46
Medway UA 27.38
Torbay UA 27.35
Durham UA 27.24
Leicester UA 27.23
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In relation to labour market productivity London 
dwarfs the rest of the country with a GVA per 
hour worked at 143.8 % of the UK average. The 
Thames Valley, Surrey and Buckinghamshire 
as well as Swindon and Luton also have high 
productivity rates.

Highest productivity rates 
(GVA per hour worked relative to England 
average=100), 2009
Inner London 143.8
Berkshire23 125.5
Surrey 119.9
Swindon UA 112.5
Buckinghamshire  112.0
Luton UA 110.2

The lowest productivity rates are in Blackpool 
(65.4%), Cornwall (71.8%) and Northumberland 
(75.1%). An almost identical picture emerges 
when looking at GVA per filled job data, indicating 
lower added value in Northern England, the 
Midlands and the South West.

22 Data for GVA per hour worked 
for NUTS3 Berkshire which 
is governed by six unitary 
authorities (Bracknell 
Forest, Reading, Slough, 
West Berkshire, Windsor 
& Maidenhead, and 
Wokingham).
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Business start-up rates show an even higher 
concentration on the capital city: Inner London 
has a start-up rate of 10 businesses per 1,000 
residents; the following top ten areas are all 
surrounding London in a semi-circle from 
Surrey, via the Thames Valley, Buckinghamshire 
and Milton Keynes to Hertfordshire. The highest 
business start-up rate outside the Greater South 
East is in Cheshire East.

Business start-up rates  
(per 1,000 residents)
Inner London 10.07
Windsor and Maidenhead UA 7.05
Surrey 6.31
West Berkshire UA 6.18
Outer London 5.84
Buckinghamshire  5.82
Reading UA 5.78
Wokingham UA 5.73
Hertfordshire 5.64
Brighton and Hove UA 5.58
Milton Keynes UA 5.47
Slough UA 5.46
Cheshire East UA 5.01

However, looking at business survival rates after 
5 years many areas in the South West exceed 
50% (e.g. every second business started 5 years 
ago is still trading). Areas with both high start-up 
and business survival rates are West Berkshire 
(6.18 start-ups/1,000 residents; 50.6% survival 
after 5 years) and Buckinghamshire (5.82 
start-ups/1,000 residents; 50.0% survival after 
5 years). The most entrepreneurial areas have 
comparatively lower business survival rates: e.g, 
42.4% in Inner London. This could be a reflection 
of higher risk levels taken in an enterprising area 
as well as a more volatile market.

Highest business survival rates  
after 5 years
Oxfordshire 52.5
Bath and North East Somerset UA 52.2
Dorset 51.9
South Gloucestershire UA 51.0
West Berkshire UA 50.6
Cumbria 50.6
Wiltshire UA 50.4
Devon  50.2
Buckinghamshire  50.0
Rutland UA 50.0
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2.6

Finally, looking at household incomes, the 
highest gross disposable incomes per head can 
exclusively be found in London and contiguous 
counties to the West of the City of London, 
stretching as far as Hampshire, West Berkshire 
and Oxfordshire. However, within this area the 
conurbations of Southampton, Portsmouth 
and Luton have significantly lower household 
incomes ranging between 76 and 80% of the 
national average.

Highest gross disposable  
household income 
(£ per head relative to England average = £15,931)
Inner London 149.7%
Surrey 135.0%
Buckinghamshire  130.9%
Hertfordshire 122.0%
West Berkshire UA 113.1%
Wokingham UA 113.1%
Bracknell Forest UA 113.1%
Windsor and Maidenhead UA 113.1%
Reading UA 113.1%
Slough UA 113.1%
Outer London 112.3%
Oxfordshire 112.2%
Hampshire  111.6%

Conversely, North Yorkshire and 
Northumberland in the North East have higher 
than average household incomes with 105.7 % 
and 101 % respectively. The lowest household 
incomes can be found in urban areas of Leicester 
(71.6 %), Blackburn with Darwen (71.2 %), 
Kingston upon Hull (70 %) and Nottingham  
(67.2 %).

Lowest gross disposable household 
income 
(£ per head relative to England average=£15,931)
West Midlands (Met County) 79.6%
Middlesbrough UA 79.2%
Redcar and Cleveland UA 79.2%
Blackpool UA 78.8%
Derby UA 78.4%
Southampton UA 78.3%
Luton UA 77.4%
Stoke-on-Trent UA 76.8%
Portsmouth UA 76.4%
Leicester UA 71.6%
Blackburn with Darwen UA 71.2%
Kingston upon Hull, City of UA 70.0%
Nottingham UA 67.2%
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THE ENGLISH 
HOUSING MARKET

3.0



Looking at the delivery over the time, from 1990 
to 2011, the vast majority of house building was 
done privately in England, followed respectively 
by housing associations with only a tiny 
proportion contributed by local authorities. At the 
peak in 2007, just before the recession, 173,000 
units were built in England (31,000 of which 
were social housing units); however, since 2007 
a sharp fall in completion rates can be observed 
with only 109,000 units being completed in 2011 
(44,000 of which as social housing), a 37% drop in 
completions from 2007.

OVERVIEW
3.1

NUMBER OF 
HOMES BUILT 
HAS DROPPED 
37% SINCE 2007

The regional breakdown shows that annual 
completion rates followed the national trend. 
However, it is noticeable that the North East 
has the least volatile development pattern, 
oscillating around 5,000 new dwellings per 
annum. Also, the lowest completion rates in 
the East and West Midlands were reached in 
2004, some 2 years later than the national 
trend. Equally, dwellings completions in 

these two regions have peaked in 2006 and 
2007 respectively, earlier than the national 
trend which London bucked for another year.
Following a sharp drop in completions post 
recession, annual completions have now more 
or less plateaued in most regions other than 
London, East Midlands and North West (still 
falling) and South West (small increase from 
2010 to 2011).
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On average house prices have recovered to their 
pre-recession levels, however, this is due to an 
increase in median house prices in London; 
London is the only English region where median 
house prices in 2011 exceeded the pre-recession 
peak. In the South East median prices are back 
to peak level whereas in all other regions they 
are still 3 to 5% lower than in 2008.

Median house price by region 2008 2011

London 263,500 288,000
South East 217,000 217,000
East 190,000 185,000
South West 188,000 180,500
ENGLAND 175,000 175,000
West Midlands 142,000 138,000
East Midlands 138,500 132,000
Yorkshire and the Humber 130,000 125,000
North West 129,500 124,645
North East 119,000 115,000
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Looking at median house prices in the lower 
quartile in all Northern regions house prices 
are still some 10% below their 2008 peak value. 
London median house prices have increased in 
the lower quartile by almost 2%. In the South 
East prices are 2.4% below peak, in the East 
4.3% and in the South West 6.1%.

Median house price by region
(Lower quartile) 2008 2011

London 210,000 214,000
South East 164,000 160,000
East 145,298 139,000
South West 147,000 138,000
ENGLAND 124,950 120,000
West Midlands 111,000 100,000
East Midlands 109,995 98,000
Yorkshire and the Humber 98,000 88,500
North West 95,000 85,000
North East 86,000 78,000

3.1
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At regional level affordability ratios of median 
house prices to median earnings range from 1:5 
in the North East to almost 1:9 in London. 

At sub-regional level the highest affordability 
ratios are in Southern counties with Windsor 
& Maidenhead being the least affordable. In 
addition to the commuter belt surrounding 
London, places along the coast, in particular 
Dorset, Devon and Cornwall, and rural areas, 
such as Wiltshire and Herefordshire also have 
high affordability ratios. This could be a reflection 
of low income levels combined with high 
desirability for holiday and retirement homes in 
these areas.

Highest affordability ratios 
(median house price to median earnings)
Windsor and Maidenhead UA 10.64
Brighton and Hove UA 9.85
Dorset 9.80
Inner London 9.73
Surrey 9.66
Buckinghamshire  8.92
Hertfordshire 8.92
Rutland UA 8.87
Devon  8.86
Herefordshire, County of UA 8.86
Bath and North East Somerset UA 8.76
West Sussex 8.62
Outer London 8.61
Cornwall UA 8.57
Oxfordshire 8.53
East Sussex  8.48
Bournemouth UA 8.28
West Berkshire UA 8.11
Hampshire  8.06
Wiltshire UA 8.03

The most affordable areas are in Stoke-on-Trent 
(3.50), Derby (3.55), Blackburn with Darwen 
(3.69), Kingston upon Hull (3.74) and Nottingham 
(3.89), yet even in these areas median house 
prices exceed the income to mortgage ratio 
which on average is about 3 to 3.5 times the 
annual income.

The picture for rented accommodation shows 
an even greater concentration on London and 
its surrounding commuter land. Rents for a 
1-bedroom home in Inner London can reach 
80%24 of the median income compared with  
25-27% in most of the other English regions. 
Areas outside the Greater South East with 
high private rents in comparison to median 
earnings are Bournemouth, Poole, Bath & North 
Somerset and Bristol.

AFFORDABILITY
3.2

PRIVATE RENTS 
FORECAST TO 
RISE 40.5% IN 
EAST MIDLANDS 
BY 2018

24 This percentage reflects a 
high number of in-commuting 
as median earnings are a 
workplace-based indicator.
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Highest affordability ratios 
(median 1 bedroom private rent to median 
earnings)
Inner London 80.0%
Outer London 53.8%
Brighton and Hove UA 43.3%
Slough UA 43.1%
West Berkshire UA 41.0%
Reading UA 39.6%
Bournemouth UA 37.7%
Oxfordshire 36.9%
Milton Keynes UA 36.7%
Poole UA 36.5%
Surrey 36.3%
Bath and North East Somerset UA 36.2%
Bristol, City of UA 35.6%
Windsor and Maidenhead UA 35.4%

The lowest rent levels in comparison to median 
earnings can be found along the North East 
coast, Greater Manchester, Derbyshire and 
Nottinghamshire. 

Lowest affordability ratios 
(median 1 bedroom private rent to median 
earnings)
North Lincolnshire UA 22.0%
Northumberland UA 22.3%
East Riding of Yorkshire UA 22.5%
Kingston upon Hull, City of UA 22.8%
Durham UA 23.1%
Darlington UA 23.3%
Rutland UA 23.7%
Nottinghamshire  23.9%
Leicestershire  24.2%
North East Lincolnshire UA 24.2%
North Yorkshire 24.6%
Staffordshire  24.8%
Cheshire East UA 24.9%
Lincolnshire 24.9%

Whilst historically house prices have increased 
proportionally much faster than rents the 
increasing pressure on the housing market 
and the lack of mortgage finance might result 
in that trend being reversed. Private sector 
rents are forecasted to increase between 2012 
and 2018 by about 35% on average in England 
with the highest increase projected in the East 
Midlands (40.5%) followed by the East of England 
(40.2%).25 This significant increase is fuelled 
by a shift from owner-occupied properties to 
rented accommodation, a market sector which 
is not particularly well developed in England in 
comparison to other EU countries.

3.2

25 National Housing Federation: 
Home Truths 2012. Valuation 
Office Rent Officer data (2012) 
with forecasts by Oxford 
Economics.
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Looking at possession claims issued by 
mortgage lenders between October 2011 and 
September 2012 the highest numbers (measured 
against 1,000 owned units) all occur in smaller 
urban centres where – with the exception of 
Slough,Milton Keynes and Thurrock – income 
is 80% or less of the national average. An 
area of high possession claims stretches 
from Merseyside, via Greater Manchester, 
West and South Yorkshire to North and North 
East Lincolnshire. County Durham, Teesside, 
Telford & Wrekin, and Peterborough also have 
significance numbers of mortgage possession 
claims.

Mortgage possession claims issued
(per thousand owned units)
Blackpool UA 8.52
Luton UA 7.78
Thurrock UA 7.58
Slough UA 7.47
Nottingham UA 7.02
Kingston upon Hull, City of UA 6.84
Stoke-on-Trent UA 6.68
Milton Keynes UA 6.52

With the exception of some urban areas, such 
as Swindon, Bournemouth, Southampton and 
Portsmouth, and to a lesser extent Bristol, 
Reading, Plymouth and Torbay, areas to the 
South and West of London have very low 
numbers of mortgage possession claims 
issued. Unsurprisingly, the average income in 
these areas is significantly above the national 
average, and as high as 135% in Surrey, followed 
by Buckinghamshire (130.9%) and Wokingham 
(113.1%). The low possession claims count can 
furthermore be explained by a very inert property 
market in these areas: property transaction 
numbers per 100 owned units range from 
0.51 (Wokingham) to 0.68 (Surrey). Devon and 
Cornwall also had very few property transactions 
(0.65/100 owned units) recorded in the 12 months 
period from October 2011 to September 2012.

POSSESSION CLAIMS
3.3

LANDLORD 
POSSESSION 
CLAIMS 
HIGHEST IN 
GREATER 
LONDON
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For landlord possession claims issued during 
the same 12 months period (October 2011 to 
September 2012) a slightly different picture 
emerges: the highest rates (per 1,000 rented 
units) are recorded for Greater London and areas 
to the North and East of the capital. The West 
Midlands and Greater Manchester also feature 
high landlord possession claims with 21.73 and 
19.76 respectively.

Landlord possession claims issued
(per thousand owned units)
Outer London 31.81
Peterborough UA 30.24
Medway UA 28.62
Bedford UA 25.54
Inner London 25.42
Slough UA 24.54

The lowest number of landlord possession 
claims was issued in Bath & North East 
Somerset (7.59), followed by Cornwall (8.60), 
Redcar & Cleveland (9.21), South Gloucestershire 
(9.31) and North Yorkshire (9.48). Other areas 
of low possession claim counts are Devon 
and Somerset, the counties bordering Wales, 
Cumbria, West and East Yorkshire as well as 
Lincolnshire.

3.3
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The proportion of housing benefit recipients 
is generally highest in urban centres with 
Blackpool having nearly 15% of all people 
receiving housing benefit. Consequently absolute 
numbers of housing benefit recipients are 
highest in London and all Metropolitan Councils 
(West Midlands, Greater Manchester, West 
Yorkshire, Merseyside, Tyne & Wear, and South 
Yorkshire).

Highest proportion of housing  
benefit recipients 
(as percentage of total number of people in area)
Blackpool UA 14.71%
Kingston upon Hull, City of UA 13.68%
Middlesbrough UA 13.20%
Inner London 13.20%
Hartlepool UA 12.79%
Nottingham UA 12.63%
Merseyside (Met County) 11.45%
Tyne and Wear (Met County) 11.44%
Portsmouth UA 11.16%

The lowest proportion of housing benefit 
recipients can be found to the west of 
London, in Leicestershire, Rutland and South 
Gloucestershire.

Lowest proportion of housing  
benefit recipients 
(as percentage of total number of people in area)
Wokingham UA 2.73%
Rutland UA 3.88%
Windsor and Maidenhead UA 4.41%
Surrey 4.48%
Leicestershire  4.52%
South Gloucestershire UA 4.67%
Buckinghamshire  4.69%

The highest relative number of households on 
housing waiting lists can be found in Durham, 
Telford & Wrekin and South Yorkshire. In total 
numbers Inner London has the longest waiting 
list (202,558) followed by Outer London (177,743) 
and South Yorkshire (113,415).

HOUSING BENEFIT AND 
HOUSING WAITING LISTS

3.4

ALMOST 400,000 
PEOPLE IN 
LONDON ARE 
ON HOUSING 
WAITING LISTS
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Highest proportion of housing  
waiting lists 
(as percentage of total number of households  
in area)
Durham UA 37.18%
Telford and Wrekin UA 25.87%
South Yorkshire (Met County) 20.06%
Swindon UA 16.67%
Bath and North East Somerset UA 16.02%
Inner London 14.85%
Reading UA 14.77%
Warrington UA 14.20%
Slough UA 13.97%
Medway UA 13.12%
Southampton UA 12.47%
Cheshire West and Chester UA 12.29%
Peterborough UA 12.18%
Bournemouth UA 11.44%
Blackpool UA 11.15%

Lowest proportion of housing  
waiting lists 
(as percentage of total number of households  
in area)
Milton Keynes UA 0.00%
Darlington UA 0.92%
Portsmouth UA 2.15%
Stoke-on-Trent UA 2.20%
Poole UA 2.32%
Halton UA 2.60%
Rutland UA 2.67%
Central Bedfordshire UA 3.13%
York UA 3.74%
Leicestershire  3.86%
Wokingham UA 3.95%
Windsor and Maidenhead UA 4.22%
Thurrock UA 4.36%
Redcar and Cleveland UA 4.66%
Lancashire  4.82%

Surrey 4.98%

3.4
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During the 2008/09 recession the construction 
sector, and more specifically dwellings 
investment, accounted for around one third  
of the fall in GDP with current investment  
levels still well below the pre-recession peak.26 
The slowdown in completions and significantly 
reduced new starts further exacerbated the 
overall undersupply of housing in areas of high 
demand, thus pushing prices up.

In 2011/12 the highest absolute net additions to 
the housing stock occurred in London (13,410 in 
Inner London; 11,460 in Outer London), followed 
by West Yorkshire (4,830), the West Midlands 
(4,820) and Kent (4,630). In relation to the 
existing estimated dwelling stock Durham had 
the highest proportionate increase, followed by 
Milton Keynes and Bedford.

Highest proportion of net additions to 
dwelling stock 
(per 1,000 existing units in area)
Durham UA 30.32
Milton Keynes UA 15.54
Bedford UA 13.75
Cheshire East UA 12.15
East Riding of Yorkshire UA 12.07
Central Bedfordshire UA 12.02

The lowest proportional net increase in dwelling 
stock occurred in old industrialised cities and 
metropolitan/unitary counties of the Midlands 
and the North. The exception to this is Poole, 
Brighton & Hove, and West Berkshire unitary 
authorities.

Lowest proportion of net additions to  
dwelling stock 
(per 1,000 existing units in area)
Blackburn with Darwen UA 0.69
Redcar and Cleveland UA 1.30
Halton UA 2.03
Middlesbrough UA 2.13
West Berkshire UA 2.47
Derby UA 2.47
Brighton and Hove UA 2.50
Poole UA 2.84
Tyne and Wear (Met County) 2.86
Greater Manchester (Met C.) 2.92

Looking at the existing stock of housing 
associations an exceptionally high proportion 
of dwellings are located in Durham. Also 
in Middlesbrough and Halton every fourth 
household lives in a housing association property.

Highest housing association stock 
(as percentage of total number of households)
Durham UA 62.39%
Middlesbrough UA 25.99%
Halton UA 25.80%
Hartlepool UA 24.16%
Merseyside (Met County) 22.34%
Plymouth UA 20.49%
Redcar and Cleveland UA 20.39%
Telford and Wrekin UA 20.32%
Peterborough UA 20.05%

In absolute terms the highest number of housing 
association stock is located in Inner London 
(212,476), followed by Greater Manchester 
(175,635), Outer London (164,323), Merseyside 
(134,528), West Midlands (109,844) and West 
Yorkshire (101,973).

DWELLING STOCK, NEW 
COMPLETIONS AND HOUSING 
ASSOCIATION STOCK

3.5

PROPORTIONATELY 
DURHAM HAD  
THE BIGGEST 
INCREASE IN 
HOMES IN 2011/12

26 BoE Inflation Report 
November 2012, p.20 &  
chart 2.5
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The lowest number of housing association 
dwellings can be found in Wokingham (1,329), 
Thurrock (1,414) and Rutland (1,748). As a 
proportion of total households rural areas in the 
South West, East and East Midlands have the 
lowest number of housing association stock.

Lowest housing association stock 
as percentage of total number of households
Darlington UA 0.97%
East Riding of Yorkshire UA 1.69%
Wokingham UA 2.20%
Thurrock UA 2.27%
Blackpool UA 3.21%
Bournemouth UA 3.89%
Medway UA 4.00%
Southend-on-Sea UA 4.33%
Poole UA 4.57%
Leicestershire  4.63%
South Yorkshire (Met County) 4.74%
Swindon UA 4.98%
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In line with the national average of 65% owner-
occupied households the regional breakdown 
of tenures illustrates a weak rental market in 
most areas. The highest percentage of rented 
accommodation can be found in Inner London 
(63.5%), followed by a range of medium-
sized cities. Only a third of all upper tier local 
authorities have a higher than national average 
proportion of rental accommodation.

Highest percentage of rented 
accommodation
Inner London 63.5%
Nottingham UA 52.8%
Kingston upon Hull, City of UA 48.5%
Southampton UA 48.2%
Leicester UA 48.1%
Slough UA 45.0%
Brighton and Hove UA 44.5%
Bristol, City of UA 43.8%
Portsmouth UA 42.9%
Reading UA 42.4%
Bournemouth UA 41.1%
Tyne and Wear (Met County) 41.1%
Middlesbrough UA 40.5%

TENURES
3.6

51% OF ALL 
RENTED 
HOMES ARE 
SOCIAL RENT
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Looking at the split in the rental market 
between private and social, Inner London 
features both the highest percentage of  
private rent as well as social rent with 30.7% 
and 32.8% respectively of the total market.  
High levels of private rented accommodation 
can also be found in Bournemouth, Brighton  
& Hove, Reading and Blackpool. The highest 
level of social rent in comparison to the total 
market occurs in Nottingham, Kingston-upon-
Hull, Tyne and Wear, Leicester and Halton.

Within the rental sector the percentage of 
social rent ranges from 25.8% (Torbay) to 72.1% 
(Halton). The national average is 51.2%.

Highest proportion of social rent 
within total rented sector
Halton UA 72.1%
Tyne and Wear (Met County) 66.8%
Stoke-on-Trent UA 62.7%
Darlington UA 61.5%
Hartlepool UA 61.4%
Redcar and Cleveland UA 60.9%
South Yorkshire (Met County) 60.8%
West Midlands (Met County) 60.5%

3.6
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To understand recent trends in the English 
housing market an analysis for CENSUS data 
from 2001 and 2011 was undertaken.

At regional level the East of England had the 
highest annual household growth rate with 
almost 1% or 225,994 additional households 
formed between 2001 and 2011. The lowest 
annual growth rate was recorded for the North 
East.

Regional household growth
 Annual Growth Change 
 Rate (%) 2001-2011

East 0.98 225,994
East Midlands 0.90 163,122
South West 0.80 178,657
London 0.58 250,176
South East 0.68 267,974
Yorkshire and the Humber 0.79 159,311
North West 0.83 196,760
West Midlands 0.64 141,237
North East 0.75 63,643

HOUSING MARKETS –  
CHANGES FROM  
2001 TO 2011 CENSUS

3.7

PRIVATE RENTED 
ACCOMMODATION 
NOW ACCOUNTS 
FOR 17% OF HOMES

Table 6 Regional housing markets – market share by type  
(Census 2001 to 2011)
 Owner-occupied (%) Social rent (%) Private rent (%)
Region 2001 2011 2001 2011 2001 2011

South East  74.0 68.7 14.0 13.7 12.1 16.3
East 72.6 68.3 16.6 15.7 10.9 14.7
South West 73.1 68.2 13.5 13.3 13.4 17.1
East Midlands 72.2 67.9 17.5 15.9 10.3 14.9
West Midlands 69.6 65.6 20.6 19.0 9.8 14.0
North West 69.3 65.0 20.1 18.3 10.7 15.4
ENGLAND 68.7 65.0 19.3 17.9 12.0 17.1
Yorkshire and the Humber 67.6 64.5 21.0 18.1 11.4 15.9
North East 63.6 62.9 27.6 23.2 8.7 13.8
London 56.5 50.2 26.2 24.4 17.3 25.4

Looking at overall changes in tenures across 
England the percentage of owner-occupied 
accommodation reduced from 68.7% in 2001 
to 65% in 2011. There is also a reduction in 
social rent from 19.3% to 17.9% over the same 
period. These developments lead to an increase 
in private rented accommodation from 12% to 
17.1%.

In terms of regional housing markets the North 
East recorded the most significant shift away 
from social rent with a market share reduced by 
4.40 percentage points, followed by Yorkshire and 
the Humber (-2.65), and London (-1.82). 

The North West, East and West Midlands are also 
above the national average change. The South 
West and the South East had the least significant 
change to social rent market share, followed by 
the East.

The largest proportional increase in private 
rent share of the total housing market can be 
observed in London (+8.14 percentage points), 
followed by the North East (+5.09) and the North 
West (+4.91). The largest proportional decrease 
in owner-occupancy rates between 2001 and 
2011 occurred in London (-6.32), followed by the 
South East (-4.33) and the South West (-3.91).
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Table 7 Regional housing markets – change in market share by type  
(Census 2001 to 2011)27

Region (Percentage points Market share of  Market share of  Market share of  
change from 2001 to 2011) social rent private rent owner-occupied  

North East -4.40 5.09 -0.69
Yorkshire and the Humber -2.65 4.76 -2.11
London -1.82 8.14 -6.32
North West -1.54 4.91 -3.37
East Midlands -1.45 4.80 -3.35
West Midlands -1.35 4.38 -3.03
East -0.66 4.05 -3.39
South East -0.07 4.41 -4.33
South West -0.03 3.94 -3.91

27 It should be noted that some 
inconsistency occurred in 
the CENSUS data due to 
respondents’ uncertainty as to 
whether their accommodation 
was classified as social rent or 
private rent. For the purpose 
of this study social rent uses 
the two CENSUS categories of 
“rented from local authority” 
and “social rented: other”.

Looking at lower tier local authorities there 
is significant variation of growth rates within 
the regions and upper ties authority areas. For 
example three London boroughs feature each in 
the 10 fastest-growing and 10 slowest-growing 

local authorities. However, it can be noted that 
Manchester is the only Northern local authority 
in the 10 fastest-growing areas, whereas four 
of the ten slowest-growing local authorities are 
located in the North West.

Table 8 Household growth: 10 fastest-growing and 10 slowest-growing  
local authorities by households (Census 2001 to 2011)
Local Authority Region Households Households Annual Growth  Change 
  2001 2011 Rate (%) 2001-2011

1 Tower Hamlets London 78,530 101,257 2.57 22,727
2 Manchester NW 167,451 204,969 2.04 37,518
3 North Kesteven EM 38,870 45,972 1.69 7,102
4 Milton Keynes UA SE 83,359 98,584 1.69 15,225
5 Hackney London 86,042 101,690 1.68 15,648
6 South Derbyshire EM 32,995 38,992 1.68 5,997
7 Swindon UA SW 75,154 88,360 1.63 13,206
8 West Lindsey EM 32,872 38,385 1.56 5,513
9 East Cambridgeshire EE 29,780 34,614 1.52 4,834
10 Westminster London 91,172 105,772 1.50 14,600

ENGLAND  20,416,494 22,063,368 0.78 1,646,874
      
352 Knowsley NW 60,553 61,323 0.13 770
353 Stockport NW 120,456 121,979 0.13 1,523
354 Tendring EE 61,411 62,105 0.11 694
355 City of London London 4,338 4,385 0.11 47
356 Sefton NW 116,847 117,930 0.09 1,083
357 Blackpool UA NW 63,940 64,367 0.07 427
358 West Somerset SW 15,625 15,623 -0.00 -2
359 Merton London 78,884 78,757 -0.02 -127
360 Kensington and Chelsea London 79,146 78,536 -0.88 -610
361 Oadby and Wigston EM 21,922 21,339 -0.27 -583
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A different picture emerges when looking at 
home ownership rates at local authority level: 
the ten lowest owner-occupancy household rates 

are all in London with the highest rates featuring 
in the East of England, East and West Midlands 
and South East but no Northern regions.

Table 9 Home ownership: 10 highest and 10 lowest owner-occupancy 
household rates by local authority (Census 2001 to 2011)
Local Authority Region Owner-occupied (%) Social rent (%) Private rent (%) 
Rank in 2001 
  2001 2011 2001 2011 2001 2011

1 Rochford EE 85.75 83.81 8.33 7.65 5.91 8.54 4
2 Castle Point EE 88.50 83.62 5.60 5.40 5.90 10.99 1
3 Oadby and Wigston EM 85.44 82.36 7.95 7.62 6.61 10.02 5 
4 East Dorset SW 84.29 82.22 8.05 8.42 7.65 9.36 6
5 Blaby EM 87.03 82.22 8.19 7.68 4.77 10.10 2
6 Fareham SE 86.11 81.74 7.66 8.20 6.23 10.06 3
7 Wokingham UA SE 83.80 81.61 7.21 7.09 8.99 11.30 9
8 Staffordshire Moorlands WM 83.46 81.07 8.98 8.97 7.56 9.95 10
9 Bromsgrove WM 83.36 81.02 10.57 10.08 6.07 8.90 11
10 Wealden SE 83.34 80.89 7.88 7.80 8.78 11.31 12
         
 ENGLAND  68.70 65.00 19.28 17.93 12.02 17.07 
         
352 Hammersmith & Fulham London 43.95 36.11 32.65 31.68 23.40 32.21 351
353 Kensington and Chelsea London 43.73 37.73 25.98 25.33 30.28 36.94 352
354 Newham London 43.62 35.52 36.49 30.00 19.90 34.47 353
355 Lambeth London 37.17 34.89 41.35 35.47 21.47 29.65 355 
356 Westminster London 34.91 32.37 28.92 26.69 36.17 40.94 356 
357 Camden London 34.90 33.46 37.38 33.72 27.72 32.82 357 
358 Islington London 32.15 30.08 49.21 42.61 18.65 27.31 358 
359 Hackney London 32.09 26.44 50.75 44.24 17.15 29.32 359 
360 Southwark London 31.41 31.77 53.53 44.27 15.06 23.96 360 
361 Tower Hamlets London 28.96 26.93 52.51 40.10 18.53 32.96 361

To better understand the socio-economic 
situation of areas with high and low home 
ownership Experian Mosaic UK consumer 
classification is used as a proxy. Particularly in 
areas of low home ownership it can be observed 
that the household types include people from 
ethnic multicultural backgrounds as well as 
city dwellers and young working people; each 
of these groups can be associated with urban 
living which on average has a lower owner-
occupancy ratio. The household types in areas 
of high owner-occupancy rates include a range 
of different groups from side street singles, 

stressed borrowers, first to move in and balcony 
downsizers. A more in-depth analysis of the 
Mosaic data in conjunction with tenures and 
housing market areas could be used to inform a 
housing market typology.
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Table 10 Socio-economic characteristics of 10 highest and 10 lowest  
owner-occupancy household rates (Experian Mosaic UK data)
Local Authority Region Mosaic-Type Description Characteristics  

1 Rochford EE D16 Side Street Singles  Young singles in cramped rented town flats, with little disposable income.

2 Castle Point EE D16 Side Street Singles  Young singles in cramped rented town flats, with little disposable income.

3  Oadby and EM I40 Legacy of Labour Older families on low incomes living on council estates in areas where   
Wigston    industry was once prevalent.

4 East Dorset SW K45 Small Block Singles  Disadvantaged young singles in small flats rented from the council in the 
midst of urban sprawl.

5 Blaby EM I41 Stressed Borrowers  Middle aged people renting or owning in council areas, many of whom are 
over-stretched with debt.

6 Fareham SE H37 First to Move In  People living in the most recently built, brand new housing

7 Wokingham UA SE D16 Side Street Singles  Young singles in cramped rented town flats, with little disposable income.

8  Staffordshire WM I41 Stressed Borrowers  Middle aged people renting or owning Moorlands in council areas, many of 
whom are over-stretched with debt.

9 Bromsgrove WM E23 Balcony Downsizers  Elders, generally single, who have downsized to flats more suited to their 
income and capabilities.

10 Wealden SE I41 Stressed Borrowers  Middle aged people renting or owning in council areas, many of whom are over-
stretched with debt. 

352  Hammersmith London K49 Re-housed Migrants  People from diverse backgrounds surviving in low standard small flats mostly 
rented from inner London councils.

353  Kensington London O63 Urban Cool  Successful city dwellers owning or renting expensive flats in trendy inner 
urban locations.

354 Newham London K49 Re-housed Migrants  People from diverse ethnic backgrounds surviving in low standard small flats 
mostly rented from inner London councils.

355 Lambeth London K49 Re-housed Migrants  People from diverse ethnic backgrounds surviving in low standard small flats 
mostly rented from inner London councils.

356 Westminster London O63 Urban Cool  Successful city dwellers owning or renting expensive flats in trendy inner 
urban locations.

357 Camden London K48 Multicultural Towers  Flat-dwellers from a wide range of ethnic backgrounds, renting mostly from the 
council in large purpose built blocks.

358 Islington London N60 Global Fusion  Young working people living in metropolitan terraces from a wide variety of 
ethnic backgrounds.

359 Hackney London N60 Global Fusion  Young working people living in metropolitan terraces from a wide variety of 
ethnic backgrounds.

360 Southwark London O64 Bright Young Things  Well-educated young singles paying high rents to live in smart inner city 
apartments.

361 Tower Hamlets London N60 Global Fusion  Young working people living in metropolitan terraces from a wide variety of 
ethnic backgrounds.

3.7
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Consistent with the high average of rental 
accommodation eight out of the ten highest 
social rent household rates are to be found 
in London, followed by Norwich in ninth and 
Manchester in tenth place. Local authorities with 

low social rent household rates are located in 
regions outside London: three areas each in the 
North West and the South East, and two each in 
the East Midlands and the East of England.

Table 11 Social rent: 10 highest and 10 lowest social rent household rates by 
local authority (Census 2001 to 2011)
Local Authority Region Social rent Private rent Owner-occupied Rank in 2001 
  2001 2011 2001 2011 2001 2011

1 Southwark London 53.53 44.27 15.06 23.96 31.41 31.77 1
2 Hackney London 50.75 44.24 17.15 29.32 32.09 26.44 3
3 Islington London 49.21 42.61 18.65 27.31 32.15 30.08 4
4 Tower Hamlets London 52.51 40.10 18.53 32.96 28.96 26.93 2
5 Lambeth London 41.35 35.47 21.47 29.65 37.17 34.89 5
6 Greenwich London 39.46 34.67 11.58 20.01 48.95 45.31 6
7 Barking and Dagenham London 37.06 33.99 7.00 17.86 55.93 48.15 10
8 Camden London 37.38 33.72 27.72 32.82 34.90 33.46 9
9 Norwich EE 36.22 33.02 14.84 21.94 48.94 45.04 12
10 Manchester NE 39.43 32.06 18.77 28.84 41.81 39.10 7
         
 ENGLAND 19.28 17.69 12.02 16.84 68.70 64.13 
         
352 Wealden SE 7.88 7.80 8.78 11.31 83.34 80.89 354
353 Ribble Valley NW 7.58 7.75 11.18 13.84 81.25 78.41 357
354 Hart SE 8.39 7.73 10.22 12.19 81.39 80.08 347
355 Blaby EM 8.19 7.68 4.77 10.10 87.03 82.22 351
356 Rochford EE 8.33 7.65 5.91 8.54 85.75 83.81 348
357 Oadby and Wigston EM 7.95 7.62 6.61 10.02 85.44 82.36 353
358 Fylde NW 6.93 7.57 13.52 17.62 79.55 74.81 360
359 Wyre NW 7.03 7.28 9.88 13.69 83.09 79.03 359
360 Wokingham UA SE 7.21 7.09 8.99 11.30 83.80 81.61 358
361 Castle Point EE 5.60 5.40 5.90 10.99 88.50 83.62 361

In only eleven local authority districts a relative 
increase (in overall market share) of more than 
1% in social rent households in overall market 
share (compared to private rent and owner-
occupancy) occurred between 2001 and 2011; 
another 84 local authority districts showed an 
increase between zero and one percent with 266 
local authority districts registering a decrease 
in the overall market share of social rented 
accommodation. Tower Hamlets recorded a 
decrease in the social rent market share of 
more than 12 percentage points predominantly 
towards the private rental market. 

Looking at the socio-economic characteristics of 
the areas with high social rent market share (see 
table on following page) the groups represented 
include urban dwellers, often with ethnic and 
multicultural backgrounds. In comparison to 
the owner-occupancy dominated areas the 
neighbourhoods with a high level of social rented 
accommodation also include new parents, 
students and young people starting their careers. 
Conversely, in areas with low social rent ratios 
the socio-economic groups of side-street singles 
and stressed borrowers dominate; this could 
possibly be an indication of existing pressures 
in these areas as these groups may already be 
dependent on benefits and affordable housing 
but the lack of supply may prevent them from 
moving into the social rented sector.
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Table 12 Socio-economic characteristics of 10 highest and 10 lowest social rent  
household rates (Experian Mosaic UK data)
Local Authority Region Mosaic-Type Description Characteristics  

1 Southwark London O64 Bright Young Things  Well-educated young singles paying high rents to live in 
smart inner city apartments.

2 Hackney London N60 Global Fusion  Young working people living in metropolitan terraces from a 
wide variety of ethnic backgrounds.

3 Islington London N60 Global Fusion  Young working people living in metropolitan terraces from a 
wide variety of ethnic backgrounds.

4 Tower Hamlets London N60 Global Fusion  Young working people living in metropolitan terraces from a 
wide variety of ethnic backgrounds.

5 Lambeth London K49 Re-housed Migrants  People from diverse ethnic backgrounds surviving in low 
standard small flats mostly rented from inner London 
councils.

6 Greenwich London J44 New Parents in Need  Young parents, often single, bringing up children in barely 
adequate council terraces facing considerable disadvantage.

7 Barking and Dagenham London J44 New Parents in Need  Young parents, often single, bringing up children in barely 
adequate council terraces facing considerable disadvantage.

8 Camden London K48 Multicultural Towers  Flat-dwellers from a wide range of ethnic backgrounds, 
renting mostly from the council in large purpose built blocks.

9 Norwich EE O65 Anti-Materialists  Sharers and singles, many on benefits, renting cheap bedsits 
and flats in town centres.

10 Manchester NE O66 University Fringe  A mix of students living alongside graduates who are starting 
out on careers whilst still enjoying the city student lifestyle. 
   

352 Wealden SE I41 Stressed Borrowers  Middle aged people renting or owning in council areas, many 
of whom are over-stretched with debt.

353 Ribble Valley NW I41 Stressed Borrowers  Middle aged people renting or owning in council areas, many 
of whom are over-stretched with debt.

354 Hart SE D16 Side Street Singles  Young singles in cramped rented town flats, with little 
disposable income.

355 Blaby EM I41 Stressed Borrowers  Middle aged people renting or owning in council areas, many 
of whom are over-stretched with debt.

356 Rochford EE D16 Side Street Singles  Young singles in cramped rented town flats, with little 
disposable income.

357 Oadby and Wigston EM I40 Legacy of Labour  Older families on low incomes living on council estates in 
areas where industry was once prevalent.

358 Fylde NW E23 Balcony Downsizers  Elders, generally single, who have downsized to flats more 
suited to their income and capabilities.

359 Wyre NW D16 Side Street Singles  Young singles in cramped rented town flats, with little 
disposable income.

360 Wokingham UA SE D16 Side Street Singles  Young singles in cramped rented town flats, with little 
disposable income.

361 Castle Point EE D16 Side Street Singles  Young singles in cramped rented town flats, with little 
disposable income.
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The most significant projected change in 
household composition between 2008 and 2033 
will be an increase in one person households by 
nearly 55% or almost 4 million additional one-
person households over current levels. 

In some areas the increase in one-person 
households will even exceed 80%.

Highest increase in one-person 
households from 2008 to 2011
North Somerset UA 86.67%
Wokingham UA 81.25%
Thurrock UA 80.00%
Milton Keynes UA 79.31%
East Riding of Yorkshire UA 75.00%
Swindon UA 74.07%
Suffolk 74.00%
Bristol; City of UA 72.06%
South Gloucestershire UA 70.00%

More moderate increases in one person 
households are projected for the Northern 
regions, the West Midlands, Bedford, Oxfordshire 
and Dorset.

Smallest increase in one-person 
households from 2008 to 2011
Redcar and Cleveland UA 27.78%
Stoke-on-Trent UA 33.33%
Halton UA 33.33%
Blackpool UA 34.62%
Hartlepool UA 35.71%
Bournemouth UA 35.71%
Merseyside (Met County) 37.33%
Middlesbrough UA 38.10%
Brighton and Hove UA 38.78%
Blackburn with Darwen UA 38.89%
Cheshire West and Chester UA 39.53%

Looking to 2033, it is projected that one-person 
households are concentrated in urban centres; in 
Inner London, Blackpool and Southend-on-Sea 
every second household is expected to be a one-
person household. Other areas with significant 
proportions of one-person households are 
cities and some remoter rural areas, such as 
Cornwell, Shropshire and East Sussex; this could 
be seen as a reflection of a professional working 
class living in urban centres (singles and pied-à-
terre commuter) and an ageing society in rural 
areas (the likelihood of forming a single-person 
household increases with age again).

HOUSEHOLD COMPOSITION – 
PROJECTIONS TO 2033

3.8

BY 2033 NEARLY 
1 HOUSEHOLD 
IN 5 WILL BE A 
ONE-PERSON 
HOUSEHOLD
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The highest increase in couple households is 
forecast for Bristol, the Thames Valley, East of 
England and Yorkshire. 

Highest increase in couple 
households from 2008 to 2011
North Somerset UA 31.82%
York UA 31.58%
Bristol; City of UA 31.34%
West Berkshire UA 31.25%
South Gloucestershire UA 30.36%
Swindon UA 30.00%
Windsor and Maidenhead UA 28.57%
Thurrock UA 27.59%
Cambridgeshire 27.20%
Warrington UA 26.83%
East Riding of Yorkshire UA 26.67%
Wokingham UA 26.47%
North Yorkshire 26.32%
Suffolk 26.32%
Essex 25.96%
Central Bedfordshire UA 25.45%
Northamptonshire 25.00%

Blackpool, Inner London, Blackburn with 
Darwen, Luton, Southampton and Merseyside 
are expected to have a decrease in couple 
households, ranging from minus 13% to  
minus 1.5%.

 

Another significant change in household 
composition is an increase in lone parent 
households by almost 1 million (59% increase). 
In Plymouth, Milton Keynes, Wokingham, 
Windsor & Maidenhead, and North Somerset 
the number of lone parent households are set to 
double. Other significant increases are projected 
for Bristol, Nottingham, Central Bedfordshire, 
South Gloucestershire, Thurrock, York, 
Southampton, Slough, Leicester, Poole and East 
Riding of Yorkshire. And even in areas with lower 
proportional increase of lone parent households 
these will go up by a third. 

For the housing market this projected 
development is potentially the most important 
change driver in relation to household 
composition as it will impose very specific 
requirements to the provision of suitable 
accommodation.
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With the exception of London, Leicester, Reading 
and Slough households where a couple and one 
or more other adult (e.g. adult child, parent of 
couple, lodger) are sharing accommodation is set 
to decrease significantly. The highest decrease in 
this type of household is projected for Northern 
areas and the Midlands; West Berkshire is an 
exception to this spatial pattern. The projected 
decrease in shared accommodation could 
also be interpreted as a reflection of lower 
housing market pressures in the North of 
England and the Midlands whereas affordability 
considerations in London and the South East 
may make it more likely to take in lodgers or 
indeed for adult children to live with their parents 
for longer. 

Highest decrease in couple and one 
or more other adults households 
from 2008 to 2011
Darlington UA -66.67%
Blackpool UA -60.00%
North East Lincolnshire UA -60.00%
North Yorkshire -52.63%
North Lincolnshire UA -50.00%
Telford and Wrekin UA -50.00%
Hartlepool UA -50.00%
West Berkshire UA -50.00%
Northumberland UA -50.00%
Middlesbrough UA -50.00%
Herefordshire; County of UA -50.00%
Redcar and Cleveland UA -50.00%
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Page Title of table Data source

9 Debt structure in ten largest mature economies MGI 2012, p.5

9 UK debt structure MGI 2012, p. 23

10 Sources of economic growth  Diagram by NHF based on figures published in: Simon Kirby: 
Prospects for the UK economy. National Institute Economic Review, 
February 2013, Issue 223

10 Mortgage comparison UK/US MGI 2012, p. 5

12 Household projections by region 2008 to 2033  Department for Communities and Local Government (DCLG): 
Household Projections, 2008 to 2033, England

14 Age group 25-49: percentage of total in 2030  Urbarno calculations, data from ONS 2010-based Sub-National 
Population Projections

15 Age group 70 and over: percentage of total in 2030  Urbarno calculations, data from ONS 2010-based Sub-National 
Population Projections

15 Age group 70 and over: relative increase 2010-2030  Urbarno calculations, data from ONS 2010-based Sub-National 
Population Projections

16 Population increase from 2001 to 2011 CENSUS Data 2001 and 2011

17 Highest number of new arrivals into UK CENSUS 2011, table QS801EW  
 (2001 to 2011)

17 Highest percentage of non-UK born people  CENSUS 2011, table KS402EW 
 (Census 2011)

18 Highest percentage of new arrivals into the UK CENSUS 2011, table QS802EW 
 in age group 25 – 64 (Census 2011)

19 Highest economic activity rates (percentage of people aged  ONS –Worklessness: Economic Activity, July 2010 – June 2011 
 16-64 who are employed or actively seeking employment) 

19 Lowest economic activity rates (percentage of people aged 16-64 ONS – Worklessness: Economic Activity, July 2010 – June 2011 
 who are employed or actively seeking employment) 

20 Highest job density rates ONS nomis: job density estimates 2010

20 Highest JSA claimant counts (percentage of people aged 16 to 64  ONS: Regional Labour Market Statistics, December 2012, estimates  
 on claiming Jobseeeker’s Allowance) claimant count proportions

21 Highest percentage of public sector jobs  ONS Public and private sector employment, by local authority,  
Jan-Dec 2010 (Table 3)

22 Highest productivity rates (GVA per hour worked relative ONS Nominal GVA per hour worked by NUTS 3 sub-region England  
 to England average=100), 2009 2009 (table 2)

23 Business start-up rates (per 1,000 residents) Urbarno calculations, data from ONS Business Demography 2011,  
  table 1.1 and CENSUS population data

23 Highest business survival rates after 5 years ONS Business Demography 2011, table 5.1a

24 Highest gross disposable household income  ONS Gross Disposable Household Income (2010), table 3.2 
 (£ per head relative to England average=£15,931)

24 Lowest gross disposable household income  ONS Gross Disposable Household Income (2010), table 3.2 
 (£ per head relative to England average=£15,931)

27 Median house price by region DCLG Housing Statistics, table 582

27 Median house price by region DCLG Housing Statistics, table 583 
 (Lower quartile)

29 Highest affordability ratios  DCLG Table 577: Ratio of median house price to median earnings by  
 (median house price to median earnings) district, from 1997
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Page Title of table Data source

30 Highest affordability ratios (median 1 bedroom private rent  Urbarno calculations, data from HMRC income and tax table 3.14 and 
 to median earnings) VOA private market rental statistics table 2.3

30 Lowest affordability ratios (median 1 bedroom private rent Urbarno calculations, data from HMRC income and tax table 3.14   
 to median earnings) and VOA private market rental statistics table 2.3

31 Mortgage possession claims issued (per thousand owned units)  Urbarno calculations, data from Ministry of Justice, Mortgage 
possession claims (table 1a) and 2011 CENSUS on tenures

32 Landlord possession claims issued (per thousand owned units)  Urbarno calculations, data from Ministry of Justice, Mortgage 
possession claims (table 3a) and 2011 CENSUS on tenures

33 Highest proportion of housing benefit recipients (as percentage Urbarno calculations, data from DWP, Single Housing Benefit Extract  
 of total number of people in area) (SHBE), November 2012

33 Lowest proportion of housing benefit recipients (as percentage Urbarno calculations, data from DWP, Single Housing Benefit Extract  
 of total number of people in area) (SHBE), November 2012

34 Highest proportion of housing waiting lists (as percentage of total Urbarno calculations, data from DCLG Household Projections,   
  number of households in area) table 600

34 Lowest proportion of housing waiting lists (as percentage of total Urbarno calculations, data from DCLG Household Projections,   
  number of households in area) table 600

35 Highest proportion of net additions to dwelling stock (per 1,000 Urbarno calculations, data from DCLG live tables on dwelling stock,  
 existing units in area) tables 122 & 125

35 Lowest proportion of net additions to dwelling stock (per 1,000  Urbarno calculations, data from DCLG live tables on dwelling stock,  
 existing units in area) tables 122 & 125

35 Highest housing association stock as percentage of total  Urbarno calculations, data from Stock of Registered HAs, RSR 2011  
 number of households (published in NHF Home Truths 2012) and 2011 CENSUS

36 Lowest housing association stock as percentage of total number Urbarno calculations, data from Stock of Registered HAs, RSR 2011  
 of households (published in NHF Home Truths 2012) and 2011 CENSUS

37 Highest percentage of rented accommodation Urbarno calculations, data from 2011 CENSUS, table KS402EW

38 Highest proportion of social rent within total rented sector Urbarno calculations, data from 2011 CENSUS, table KS402EW

39 Regional Household Growth Urbarno calculations, data from 2001 and 2011 CENSUS

39 Regional housing markets – market share by type CENSUS 2001 and CENSUS 2011

40 Regional housing markets – change in market share by type CENSUS 2001 and CENSUS 2011

40 Household growth: 10 fastest-growing and 10 slowest-growing  CENSUS 2001 and CENSUS 2011 
 local authorities by households 

41 Home ownership: 10 highest and 10 lowest owner-occupancy CENSUS 2001 and CENSUS 2011 
 household rates by local authority

42 Socio-economic characteristics of 10 highest and 10 lowest Experian Mosaic Data 
 owner-occupancy household rates

43 Social rent: 10 highest and 10 lowest social rent household rates  CENSUS 2001 and CENSUS 2011 
 by local authority 

44 Socio-economic characteristics of 10 highest and 10 lowest Experian Mosaic Data 
 social rent household rates

45 Highest increase in one-person households from 2008 to 2011 DCLG Household Projections, table 420

45 Smallest increase in one-person households from 2008 to 2011 DCLG Household Projections, table 420

46 Highest increase in couple households from 2008 to 2011 DCLG Household Projections, table 420

47 Highest decrease in couple and one or more other adults DCLG Household Projections, table 420 
 households from 2008 to 2011
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