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Preface 

1. This is the report of findings from the Greater London Strategic Housing Market Assessment 

undertaken by Opinion Research Services on behalf of the Greater London Authority. 

2. Whilst the study was undertaken in 2008, the reference point for the analysis was March 2007 – as this 

ensured that all data sources could be reconciled to the same baseline date.  The modelling projections 

produced therefore relate to the period April 2007 to March 2017. 

3. There have been significant changes in the housing market since mid 2008, caused primarily by global 

financial markets.  This has resulted in a significant reduction in the number of mortgages issued, which 

in turn has led to a slowdown in property transactions, a downturn in housing delivery and a reduction 

in house prices. 

4. These issues inevitably impact on the London housing market – but it is not possible to calibrate the 

results to take full account of each factor given that many secondary data sources are yet to reflect 

these recent changes.  It is worth noting that even if the required data had all been published for the 

period ending March 2008, many of the current trends would still not be picked up. 

5. In this context, any attempt to calibrate the model to a current baseline would inevitably be flawed – so 

instead we have retained our robust baseline position of March 2007 and have varied the model 

assumptions to produce a range of scenarios that demonstrate the sensitivity of different criteria.  The 

outputs from this scenario testing are presented in Appendix C. 

6. It is worth noting that a fall in house prices across the region in itself will not impact on market 

affordability – for PPS3 defines market housing as being properties to buy or rent, and renting property 

in London is already less expensive than home purchase. 

7. The model is far more sensitive to changes in market rent.  Current trends from the Royal Institute of 

Chartered Surveyors show an increase in demand for rented housing (as fewer households either 

choose or are able to access the finance for home purchase).  This would normally lead to higher rents 

– but there is also an increase in the supply of rented housing (as property owners unable to sell at a 

price they consider acceptable choose to let out their homes), which is suppressing rent increases. 

8. It is not yet clear what impact the economic downturn may have on international migration – but the 

number and nature of migrants from overseas is an important factor in determining the overall 

requirement for housing across the region.  If net international migration falls, the overall housing 

requirement for the London region is also likely to reduce. 

9. Regardless of these issues, it is clear from the sensitivity testing that London’s housing requirements 

remain high in all scenarios.  Within the overall requirement, there is a consistently high need for 

additional social rented housing, including a significant number of larger homes. 
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Chapter 1: Introducing the Study 

1.1 Opinion Research Services (ORS) was commissioned by the Greater London Authority to undertake a 

comprehensive and integrated strategic housing market assessment for the Greater London region. 

1.2 The study was undertaken to inform the Mayor’s roles setting strategic direction for London planning 

and housing policy through the London Plan (Spatial Development Strategy) and the London Housing 

Strategy.  It is important to note that the study does not seek to determine rigid policy conclusions, but 

instead provides a key component of the evidence base required to develop and support a robust 

policy framework. 

1.3 The research was based on an extensive range of secondary data sources including the UK Census, 

Housing Corporation, HM Land Registry, Office for National Statistics and a range of other data and also 

drew on data gathered through the London Household Survey.  The study also recognised the 

importance of stakeholders and engaged with a wide range of representatives throughout the project. 

What Is A Strategic Housing Market Assessment? 

1.4 Strategic Housing Market Assessments (SHMAs) are a crucial part of the evidence base informing policy 

and contributing to shaping strategic thinking in housing and planning.  They were introduced as the 

required evidence base to support policies within the framework introduced by Planning Policy 

Statement 3 (PPS3) in November 2006. 

Strategic Housing Market Assessments and Strategic Land Availability Assessments are an 

important part of the policy process. They provide information on the level of need and demand for 

housing and the opportunities that exist to meet it 

1.5 SHMAs work at three levels of planning: 

Regional 

 Developing an evidence base for regional housing policy. 

 Informing Regional Housing Strategy reviews. 

 Assisting with reviews of Regional Spatial Strategies (Spatial Development Strategy in London). 

Sub regional 

 Deepening understanding of housing markets at the strategic (usually sub regional) level. 

 Developing an evidence base for sub regional housing strategy. 

Local  

 Developing an evidence base for planning expressed in Local Development Documents. 

 Assisting with production of Core Strategies at local level. 

1.6 Alongside PPS3, Practice Guidance for undertaking Strategic Housing Market Assessments was 

published by the Department for Communities and Local Government (CLG) in March 2007 and 

subsequently updated with a minor revision in August 2007. 
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1.7 The Guidance gives advice regarding the SHMA process and sets out key process checklist items for 

SHMA Partnerships to follow.  These checklist items are important, especially in the context of 

supporting the soundness of any Development Plan Document: 

In line with PPS12, for the purposes of the independent examination into the soundness of a 

Development Plan Document, a strategic housing market assessment should be considered robust 

and credible if, as a minimum, it provides all of the core outputs and meets the requirements of 

all of the process criteria in figures 1.1 and 1.2. (Page 9) 

1.8 The core outputs and process checklist required of an SHMA to demonstrate robustness are detailed 

below. 

Figure 1 
CLG SHMA Practice Guidance Figure 1.1 – Core Outputs 

Core Outputs 

1 Estimates of current dwellings in terms of size, type, condition, tenure 

2 Analysis of past and current housing market trends, including balance between supply and demand in different 
housing sectors and price/affordability. Description of key drivers underpinning the housing market 

3 Estimate of total future number of households, broken down by age and type where possible 

4 Estimate of current number of households in housing need 

5 Estimate of future households that will require affordable housing 

6 Estimate of future households requiring market housing 

7 Estimate of the size of affordable housing required 

8 Estimate of household groups who have particular housing requirements e.g. families, older people, key workers, 
black and minority ethnic groups, disabled people, young people 

 

Figure 2 
CLG SHMA Practice Guidance Figure 1.2 – Process Checklist 

Process Checklist 

1 Approach to identifying housing market area(s) is consistent with other approaches to identifying housing market 
areas within the region 

2 Housing market conditions are assessed within the context of the housing market area 

3 Involves key stakeholders, including house builders 

4 Contains a full technical explanation of the methods employed, with any limitations noted 

5 Assumptions, judgements and findings are fully justified and presented in an open and transparent manner 

6 Uses and reports upon effective quality control mechanisms 

7 Explains how the assessment findings have been monitored and updated (where appropriate) since it was 
originally undertaken 

 

1.9 The following sections describe the process undertaken in delivering the Greater London study and 

identify where the required core outputs are provided within the study report. 
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Satisfying the Process Checklist 

 

1.10 Having regard to PPS3 and the CLG advice note on identifying sub-regional housing market areas, the 

Government Office for London (GOL), the Greater London Authority (GLA) and London Councils agreed 

in a joint statement in March 2008 that the London region represents an appropriate spatial level of 

analysis for understanding housing markets as well as enabling a co-ordinated approach to evidence 

base work and policy-making across the region. 

1.11 The Greater London SHMA was commissioned with reference to the administrative boundaries of the 

region – but through the use of a range of secondary data sources, provided an appropriate context for 

the region’s data in relation to the rest of England.  The key focus of the study is to estimate the overall 

level and mix of housing required, while setting the London housing market in the context of other UK 

regions. 

1.12 It is recognised that the region-wide SHMA is unlikely to provide the necessary focus on local issues 

that may be required for developing housing policies in individual boroughs.  Therefore, in parallel with 

the regional work, there is an expectation that the housing sub-regions will each produce their own 

HMA at a sub-regional level. 

 

1.13 The contextual information about housing market conditions presented in this report focuses on the 

administrative boundary for the region – but is generally considered within the context of the national 

position, and alongside information for the London Boroughs and the London sub-regions. 

1.14 Given that it is possible to define the housing market area at different levels – from very localised 

housing markets that operate within individual borough administrative boundary ranging up to the 

Greater London Housing Market (which can be defined as operating within or beyond the region’s 

boundary) – it is appropriate for this SHMA to assess the housing market context in this way. 

 

1.15 A clear project management approach was used throughout the lifetime of the Project to oversee the 

development of the SHMA, as described below: 

 Project Group – planning and housing officers of the Greater London Authority.  It oversaw the 

progress of the work and dealt with the day to day enquiries and issues.  It was responsible for 

seeing that the SHMA was a soundly based and agreed document and has overall responsibility 

for decision making for the project. 

 Stakeholder Group – representatives from a wide range of national and regional organisations.  

It acts as a sounding board for the Project Group.  Members comment on the development of 

the work programme and on the emerging findings.  They provide insights on all policy areas 

that are relevant to housing, and included representatives from the following organisations: 

– English Partnerships 

3. Involves key stakeholders, including house builders. 

2. Housing market conditions are assessed within the context of the housing market area. 

1. Approach to identifying housing market area(s) is consistent with other approaches to identifying housing market 

areas within the region. 



Greater London Strategic Housing Market Assessment 2008 

 

  
Page 12 

 
  

– Government Office for London 

– Home Builders Federation 

– Housing Corporation 

– London Councils 

– London Development Agency 

– London Development Research 

– London Forum of Civic and Amenity Societies 

– London Housing Federation 

– London Sub-regional Housing Partnerships 

– London Tenants Federation 

– National Housing and Planning Advice Unit 

– National Housing Federation 

– Shelter 

 Consultant Team – Opinion Research Services (ORS) provided the necessary contextual and 

analytical data to inform a full SHMA for the region using both primary and secondary data, 

which sets out the information in an accessible form and considers the implications of that 

information for the region. 

 

1.16 Many aspects of the SHMA simply collate the range of available evidence in order for it to be 

considered within the local context – and a detailed technical explanation of such stages is therefore 

not normally necessary, and no assumptions or judgements have been taken.  Nevertheless, some of 

the outputs from the study are dependent on more analytical work that does require a more technical 

explanation and are based on a series of assumptions. 

1.17 The assessment of household affordability is a critical stage of the analysis that fundamentally 

underwrites the assessment of housing need – insofar as it determines the financial resources required 

to be able to access market housing.  The methodology employed for this analysis is clearly set out in 

chapter 4 under the heading “Assessing Affordability”.  Once again, a number of assumptions have 

been made – but the methodology and assumptions are clearly set out as required by the CLG Practice 

Guidance (2007). 

1.18 Other assumptions relating to the modelling analysis are clearly set out in chapter 5 of the report. 

 

1.19 The quality of the SHMA outputs are fundamentally underwritten by the robustness of the analysis 

methodology employed, coupled with the quality of the data that underwrites that analysis process. 

1.20 The primary source for many of the Core Outputs for the Greater London SHMA is the ORS Housing 

Market Model, which was developed in partnership with a wide range of organisations and has been 

adopted as the basis of a number of key studies, including the Greater London Housing Requirements 

Study (2004) and Strategic Housing Market Assessments for Exeter and Torbay sub-region (2007) and 

Birmingham City (2008).  The model has also provided the evidence base for Greater Norwich (2007) 

and West Cornwall (2008) Strategic Housing Market Assessments. 

6. Uses and reports upon effective quality control mechanisms. 

4. Contains a full technical explanation of the methods employed, with any limitations noted. 

5. Assumptions, judgements and findings are fully justified and presented in an open and transparent manner. 



Chapter 1: Introducing the Study  

 

  
Page 13 

 
  

1.21 A significant amount of the development time for the model was undertaken during work for 

English Partnerships and Milton Keynes Council, and was independently scrutinised by Three Dragons 

(a consultancy specialising in affordable housing policy) throughout the development process. 

1.22 Results from the model have withstood scrutiny by Inspectors at numerous Local Plan Inquiries, and 

this independent scrutiny provides the necessary quality control in relation to the analysis 

methodology. 

1.23 In terms of the quality of the adopted data sources, wherever possible information has been 

triangulated between the available information sources to identify any anomalies and avoid any 

dependency on erroneous data or erratic results attributable to small sample sizes. 

 

1.24 Chapter 5 of this report clearly presents how the results from this SHMA relate to and update the 

previous analysis produced for the Greater London Housing Requirements Study 2004.   

1.25 Furthermore, the report effectively reconciles the earlier modelled results with actual delivery across 

the region since the original analysis, and demonstrates how the shortfalls in delivery have impacted 

upon the need for short-term and temporary solutions such as the use of Private Sector Leased (PSL) 

housing and dependency on Housing Benefit in the private rented sector. 

Providing the Core Outputs 

1.26 Figure 3 (below) provides the relevant references for each of the Core Outputs required by the SHMA 

Practice Guidance in the context of this report. 

Figure 3 
Referencing the SHMA Core Outputs 

Core Outputs References within the Report 

1 Estimates of current dwellings in terms of size, type, 
condition, tenure 

Chapter 4 profiles the Existing Housing Stock 

More specifically: 

– Figure 28 gives a breakdown of property type; 
and 

– Figure 29 and Figure 30 give a breakdown of 
tenure 

2 Analysis of past and current housing market trends, 
including balance between supply and demand in 
different housing sectors and price/affordability. 
Description of key drivers underpinning the housing 
market 

The study provides a wide range of information about 
trends within the housing market, with references 
throughout chapters 3, 4 and 5. 

More specifically: 

– Figure 5 provides details on the overall 
population; 

– Figure 7 shows the age profile of the area; 

– Figure 10 and Figure 11 detail UK migration 
rates year-on-year; 

– Figure 15 shows details on asylum seekers; 

– Figure 16 provides information on 
unemployment rates; 

– Figure 21 shows annual VAT registrations and 
de-registrations; 

7. Explains how the assessment findings have been monitored and updated (where appropriate) since it was originally 

undertaken. 
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Core Outputs References within the Report 

– Figure 18 and Figure 19 and Figure 20 detail 
earnings for the region; 

– Figure 34 and Figure 36, provide detail on the 
changing cost of housing in the region; 

– Figure 38 shows the volume of sales; 

– Figure 35 shows the changing earnings to house 
price ratio; 

– Figure 29 and Figure 30show the change in 
tenure distribution across the stock. 

3 Estimate of total future number of households, broken 
down by age and type where possible 

The GLA 2007 Round Population forecasts provide 
overall household estimates for the region, and these 
are referred to throughout the report.  The ORS Housing 
Market Model also identifies the flows of households 
into and out of the area Figure 53 and Figure 54 show 
the projected number of additional households for the 
next 10-year period 

4 Estimate of current number of households in housing 
need 

An estimate of the overall current number of 
households in housing need is detailed in Figure 52 

5 Estimate of future households that will require 
affordable housing 

The gross housing requirement for Social Rented and 
Intermediate Affordable Housing and for Market 
Housing, together with the size mix of housing required 
by all households seeking housing (broken down by 
housing type)  is comprehensively detailed in Chapter 5 
of the report, where the outcomes of two particular 
scenarios are detailed in Figure 63 and Figure 65 

Full technical details on the modelling analysis are 
detailed in Appendix A and both scenarios described are 
further sensitivity tested in Appendix C 

6 Estimate of future households requiring market 
housing 

7 Estimate of the size of affordable housing required 

8 Estimate of household groups who have particular 
housing requirements e.g. families, older people, key 
workers, black and minority ethnic groups, disabled 
people, young people 

Chapter 6 of the report considers the needs of various 
sub-groups of the population, including: 

– Families 
– Older People 
– Black and Minority Ethnic Groups 
– Disabled People 
– Young People 
– Students 
– Key Workers 

 

Note on the timing of this study  

1.27 As this study was prepared with a reference date of March 2007 due to time lags in data availability, it 

does not take into account the falls in house prices and supply starting in late 2007 or other 

developments since March 2007.  The current instability in the market is unlikely to be lasting, 

however, and short-term movements in house prices do not undermine the robustness of the long 

term view taken by this study. This is due in large part to the fact that private sector rents, which as 

Chapter 5 explains are currently more significant than house prices for determining market 

affordability, have not, thus far, been subject to the same short-term volatility. 
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Chapter 2: The Study Context 

National Policy Context 

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

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

afford. 

2.2 In its 1999 Strategy for Sustainable Development for the UK ‘A Better Quality of Life’ (Sustainable 

Development Unit, HM Government), the Government set out four aims: 

 Social progress, which recognises the needs of everyone. 

 Effective protection of the environment. 

 Prudent use of natural resources. 

 Maintenance of high and stable levels of economic growth and employment. 

2.3 These principles are also included in the government’s vision for sustainable communities set out in 

‘Sustainable Communities – building for the future’ (ODPM 2003) and are reflected in Planning Policy 

Statement 1 (PPS1).  This sets out the overarching planning policies for the delivery of sustainable 

development through the planning system. The policies set out in PPS1 need to be taken into account 

in the preparation of both regional and local planning documents. It is emphasised that sustainable 

development (ensuring that there is a better quality of life for everyone, now and for future 

generations) is the core principle underpinning planning and is therefore a vital part of the process. 

2.4 PPS1 also states that to facilitate and promote sustainable and inclusive patterns of urban and rural 

development, planning should ensure, among other things; that new developments are of high quality 

and well designed, make the most efficient use of resources, and support existing communities while 

creating safe, sustainable, liveable and mixed communities with good access to jobs and key services.  

2.5 The policies in the Government’s current planning policy statement on housing (PPS3) are also based 

upon the principle of sustainable development.  In particular, policy in PPS3 seeks to minimise 

environmental impact including climate change and flood risk. 

2.6 PPS3 was developed in response to recommendations in the Barker Review of Housing Supply (March 

2004) and reflects the need to improve the affordability and supply of housing in all communities.  The 

government has set out the following aims in order to achieve this: 

 Provide a wide choice of high quality homes, both affordable and market housing, to address 

the requirements of the community; 

 Widen opportunities for home ownership and ensure high quality housing for those who cannot 

afford market housing, to address the requirements of the community; 

 Improve affordability across the housing market, including by increasing the supply of housing; 

and  

 Create sustainable, inclusive, mixed communities in all areas, both urban and rural. 
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2.7 A series of definitions are also presented in PPS3, the most important of which are detailed below. 

 

2.8 Notably one of the six principles of PPS3 is that an evidence-based policy approach to housing provision 

is taken: 

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

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

Housing Market Assessment. 

The London Region 

2.9 The population of Greater London was estimated to be 7.5 million people in 2006.  It is expected to 

increase to between 8.3 million and 8.6 million by 2026 (GLA 2007 Round Demographic Projections), 

with the population becoming more youthful and culturally diverse.  To address these and other 

forecast changes, and ensure a co‐ordinated approach to the strategic issues facing the capital, the 

Government established the Greater London Authority (GLA) in 2000. The GLA covers the 32 London 

boroughs and the Corporation of London. It is made up of a directly elected Mayor (the Executive) and 

a separately elected Assembly (to scrutinise the Mayor).  The GLA is a public authority designed to 

provide citywide, strategic government for London. Its principal purposes are to promote the economic 

and social development and the environmental improvement of Greater London. 

2.10 The Mayor of London is responsible for strategic planning in London.  In 2004 the ‘London Plan’ was 

published. This is the Spatial Development Strategy for Greater London, part of the Development Plan 

for all London boroughs, and provides the spatial context for London-wide policy. The London Plan sets 

out policies to accommodate the expected growth of the city in a sustainable way. The six fundamental 

objectives are to: 

 Accommodate London’s growth within its boundaries without encroaching on open spaces. 

 Make London a better city for people to live in. 

 Make London a more prosperous city with strong and diverse economic growth. 

 Promote social inclusion and tackle deprivation and discrimination. 

 Improve London’s accessibility. 

 Make London a more attractive, well‐designed and green city. 

Housing definitions presented in PPS3 

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

financial assistance. 

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

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

not met by the market.  Affordable housing should: 

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

with regard to local incomes and local house prices. 

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

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

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

key functional linkages between places where people live and work.  
 

Note: These definitions are adopted throughout the SHMA. 
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2.11 There are four key implications which follow from this policy direction: 

 Growth can only be accommodated without encroaching on open spaces, if development takes 

place more intensively, leading to higher densities and plot ratios wherever appropriate. 

 The future scale and phasing of development needs to be integrated with the capacity of the 

existing and proposed public transport system and the accessibility of different locations. 

 A range of supply side issues need to be addressed, including the supply of commercial floor 

space, housing, relevant skills, adequate transport and a high quality environment. 

 Clear spatial priorities are needed.  Areas of London that have not benefited from recent 

development – notably in parts of east London – need to be prioritised for future development. 

2.12 The London Plan acknowledges that a strategy for housing is not simply a matter of providing adequate 

accommodation, but is also about ensuring access to key public services and local amenities.  It aims for 

future residential development to be located to maximize the use of scarce land, conserve energy and 

be within easy access of jobs, schools, shops, and public transport.  New housing should also help 

support economic growth and offer a range of choices for new households, including affordable 

housing – both homes for social renting and intermediate housing. 

2.13 The London Plan has a strong focus on increasing London’s supply of housing. It sets out the policy 

framework for distributing housing capacity among the boroughs and for realising and monitoring that 

development.  Early Alterations to the plan providing revised minimum house building targets were 

published in December 2006.  Further Alterations to the Plan were also undertaken and the London 

Plan Consolidated with Alterations Since 2004 was published in February 2008. Policy 3A.1 of the Plan 

sets a minimum target for housing provision of 30,500 additional homes each year between 2007/08 

and 2016/17. 

2.14 Policy 3A.2 states that Development Plan Document policies should aim to exceed figures in table 3A.1. 

This should be done within the context of addressing the suitability of housing development in terms of 

location, type of development and impact on the locality; identify new sources of supply as well as a 

review of existing identified housing sites; and monitoring housing approvals and completions against 

both the targets set out in Policy 3A.1 and respective Borough targets. 

2.15 The London Plan recognises the importance of working in close collaboration with neighbouring 

regional authorities, in order to maintain a consistent approach to addressing the needs of 

inter‐regional migration and household growth with the South East and the East of England. 

2.16 The Government has identified the Thames Gateway as the main area for development growth.  East 

London and the Thames Gateway are identified in the London Plan as a priority area for development, 

regeneration and infrastructure improvement. 

2.17 In November 2005, Supplementary Planning Guidance (SPG) on housing was published, to provide 

guidance on the implementation of housing policies in the London Plan. The SPG gives fuller guidance 

on the basis for developing sites and for determining housing mix and density. It particularly 

concentrates on the delivery of affordable housing and sets out the basis on which boroughs should 

review their affordable housing targets so that they are conform to the London Plan.  The Mayor has 

indicated that he intends to review this Guidance. 

2.18 The Mayor published ‘Planning for a Better London’ in July 2008, setting out the key areas he wishes to 

address in revising the London Plan, other related strategies and guidance. It outlined the key 
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challenges in respect of providing the homes Londoners need and the key policy responses. These 

include supporting the delivery of affordable homes while removing prescriptive and counter-

productive targets; enabling a higher proportion of shared ownership and other ‘intermediate’ housing; 

providing the planning framework for Mayoral housing initiatives; improving standards for the quality 

and design of housing; and promoting good quality, liveable and sustainable neighbourhoods. 

2.19 The Mayor is also preparing a statutory London Housing Strategy, which following the change of 

administration was published in a new draft for consultation in November 2008.  The central aims of 

the Draft Strategy are to provide more affordable homes and more family homes for Londoners, and to 

help people move into sustainable home ownership. 



  
Page 19 

 
  

Chapter 3: Housing Market Drivers 

3.1 This section of the report considers past changes in the population and demographic structure of 

London and trends in the economic factors that affect the need and demand for housing.  Further 

information is also provided on the characteristics of households in the region, and how employment 

and economic activity in London compares to that elsewhere. 

National Level Household Changes 

3.2 According to the Office for National Statistics 

(ONS), until the mid-1990s, natural change was 

the main driver for population growth in the UK.  

However, more recent population growth has 

been predominantly based upon international 

migration.  The rise in migration was mainly due 

to the rise in the number of citizens coming 

from the ten accession countries (A10) that 

joined the EU in May 2004. The figures for 

2005/06 indicate that net international 

migration declined, due to a combination of 

lower in-migrant and higher out-migrant 

numbers. 

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

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

predicted to be 2.15 in 2021.  The GLA 2007 Round Demographic Projections show the average 

household size in London is likely to be 2.23 for London in 2021. 

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

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

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

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

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

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

Population Trends in London 

3.5 Greater London has seen a fairly steady growth in its population since the early 1990s, as illustrated in 

Figure 5.  Taking the 1981 population as a base, it shows that the population of Greater London rose by 

10.2% in the period up to 2006 from 6,805,000 to 7,512,400 people.  This compares with a rise in 

population of 8.4% for the whole of England. 

3.6 While international migration into London has been high in the last five years, this has been more than 

balanced by net out-migration to the rest of the UK.  As the households that move to the region tend to 

Figure 4 
Population Change in the UK, 2001-2006 (Source: ONS, General 
Register Office for Scotland, NI Statistics & Research Agency) 
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be younger than those that leave, migration has tended to lower the average age in London and 

indirectly increase the rate of natural change – that is, births minus deaths. 

Figure 5 
Population of Greater London and England: 1981-2006 (Source: ONS Mid-Year Population Estimates) 

 

3.7 Figure 6 shows that this rise in population of Greater London is expected to continue in the future.  

Based on the 2007 Round Demographic Projections, the GLA estimate that the region’s population will 

increase to between 8,265,200 and 8,613,500 by 2026.  This would represent a rise of 12.7-17.4% over 

the period 2001-2026. 

3.8 The age structure of the population of Greater London (Figure 7) shows that there are far more young 

families in the area than in England and Wales as a whole.  In particular there is a higher population 

share for those aged 20-39 years, while those aged over 50 years are underrepresented in the 

population. 

Figure 6 
Population of Greater London 1981- 2001 and Population Projections  
for Greater London 2006-2026  (Source: ONS Mid-Year Population 
Estimates , GLA 2007 Round Demographic Projections.  Note: Light band 
shows range from low to high estimates) 

 

Figure 7 
Age Profile for Greater London Compared with England: 2006  
(Source: ONS Mid-Year Population Estimates) 
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Household Type 

3.9 It is important to consider the structure of 

households when assessing housing needs.  An 

area with more single people requires more 

separate accommodation, while an area with 

large families will require larger houses to 

accommodate them.  The household structure 

of Greater London follows from its slightly 

younger than average population.  In particular 

17% of all households were comprised of a 

single, non pensioned person, while 10% were 

lone parents. 

 

  

Figure 8 
Household Type for Greater London in 2006 (Source: A Profile of 
Londoners by Housing Tenure: DMAG Briefing 2007-17) 
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Migration 

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

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

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

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

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

the following information details migration patterns for Greater London over the period 2001-2006. 

Migration within London 

3.11 Figure 9 shows this net migration between the local authorities in London between 2001 and 2006 with 

thicker lines representing higher levels of net migration.  The map only refers to the existing population 

of London and does not include the impact of migrants arriving from abroad or regions outside London.  

The major trend is for existing residents to move out from the centre of London to the outlying areas of 

Greater London. 

Figure 9 
Migration Between London Boroughs 2001-2006 (Source: ONS Migration Statistics Unit) 
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UK Migration  

3.12 The age structure of the net migrants to Greater London from the rest of the UK is shown in Figure 10.  

The area has experienced a net gain of over 43,000 migrants in the 16-24 age category.  This is the 

equivalent of around 0.6% of the entire population of the area. 

Figure 10 
Migration to and from Greater London by Age Group 2001-2006 by Year (Source: ONS Migration Statistics Unit) 

Age Group 2001-02 2002-03 2003-04 2004-05 2005-06 Total 

In Migrants       

0-15 years 12,480 13,130 13,750 14,640 14,860 68,860 

16-24 years 53,870 51,270 49,030 49,650 51,380 255,200 

25-44 years 67,500 66,290 66,280 70,670 73,540 344,280 

45-64 years 9,430 9,990 10,440 10,770 11,300 51,930 

65+ years 3,970 3,970 4,220 3,900 4,160 20,220 

Total 147,250 144,650 143,720 149,630 155,240 740,490 

Out Migrants       

0-15 years 45,330 46,010 46,880 41,920 42,430 222,570 

16-24 years 41,140 43,210 42,780 42,560 41,700 211,390 

25-44 years 109,330 115,400 116,370 107,980 105,150 554,230 

45-64 years 32,360 32,930 34,480 30,640 31,060 161,470 

65+ years 16,210 15,820 16,600 13,800 14,190 76,620 

Total 244,370 253,370 257,110 236,900 234,530 1,226,280 

Net Migrants       

0-15 years (32,850) (32,880) (33,130) (27,280) (27,570) (153,710) 

16-24 years 12,730 8,060 6,250 7,090 9,680 43,810 

25-44 years (41,830) (49,110) (50,090) (37,3100 (31,610) (209,950) 

45-64 years (22,930) (22,940) (24,040) (19,870) (19,760) (109,540) 

65+ years (12,240) (11,850) (12,380) (9,900) (10,030) (56,400) 

Total (97,100) (108,720) (113,450) (87,270) (79,290) (485,830) 

3.13 Figure 11 shows the net migration to Greater London from every region of England and Wales in the 

past 5 years.  Overall, migration accounted for a fall in the region’s population of 485,830 people from 

2001 to 2006.  This represents over 6% of the current population of the area.  The major regions that 

migrants have moved from the Greater London region to are the South East, Eastern, South West and 

the East Midlands. 

Figure 11 
Net Migration to London by England and Wales Region 2001-2006 (Source: ONS Migration Statistics Unit: Movements between local authorities in 
England and Wales based on patient register data and patient re-registration recorded in the NHSCR.  Note: Figures may not sum due to rounding) 

UK Region 2001-02 2002-03 2003-04 2004-05 2005-06 Total 

North East 220 (820) (570) 60 660 (450) 

North West (680) (2,140) (2,490) (1,570) (780) (7,660) 

Yorkshire & Humberside (690) (2,070) (2,300) (1,390) 240 (6,210) 

East Midlands (4,550) (4,920) (4,840) (3,080) (1,850) (19,240) 

West Midlands (1,340) (2,010) (1,810) (1,580) (120) (6,860) 

Eastern (36,760) (38,060) (40,790) (33,010) (30,990) (179,610) 

South West (43,290) (46,290) (47,960) (38,200) (38,890) (214,630) 

South East (9,110) (10,530) (10,740) (7,530) (6,890) (44,800) 

Wales (900) (1,880) (1,950) (970) (670) (6,370) 

Total (97,100) (108,720) (113,450) (87,270) (79,290) (485,830) 
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International Migration 

3.14 Records for international migration for local authorities have recently begun being published by the 

Office for National Statistics.  The records are drawn from the International Passenger Survey which 

interviews approximately 1 in 500 people who travel to and from the UK. 

3.15 Figure 12 shows that between 2001 and 2006, a net 401,200 international migrants moved to Greater 

London from overseas.  Net international migration has been higher in Inner London, but it is still the 

case that Outer London has gained a net 156,400 people from overseas.  

Figure 12 
International Migration for Greater London (Source: ONS Migration Statistics) 

Area 
International 
in-migration 

International  
out-migration 

Net international  
migration 

Inner London    

2001/02 101,700 46,400 55,300 

2002/03 99,400 59,100 40,300 

2003/04 101,000 50,500 50,500 

2004/05 106,000 49,000 57,000 

2005/06 94,000 52,300 41,700 

Total 502,100 257,300 244.800 

Outer London    

2001/02 80,300 45,200 35,100 

2002/03 72,900 51,800 21,100 

2003/04 78,500 43,600 34,900 

2004/05 81,600 44,800 36,800 

2005/06 76,800 48,300 28,500 

Total 390,100 233,700 156,400 

Greater London    

2001/02 182,000 91,600 90,400 

2002/03 172,300 110,900 61,400 

2003/04 179,500 94,100 85,400 

2004/05 187,600 93,800 93,800 

2005/06 170,800 100,600 70,200 

Total 892,200 491,000 401,200 
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Migrant Workers 

3.16 In recent years the UK has experienced a noticeable increase in the number of migrant workers arriving 

from overseas.  Records of the location of these workers are imperfect, but one measure of where they 

moved to is the number of new National Insurance numbers issued to workers in particular locations. 

3.17 Figure 85 shows that in 2005/06 a total of 

235,640 and in 2006/07 a total of 244,100 new 

National Insurance numbers to non-UK 

nationals were issued across the boroughs of 

Greater London.  This group of workers 

represent over 7% of all people residing in 

Greater London. 

3.18 The GLA estimates that the gap between these 

figures and those on longer-term migration 

from the International Passenger Survey (IPS) 

imply an average of 40 to 50 thousand 

additional short-term migrants were present in 

London at any time over the past two years. 

However this number may now be decreasing 

as evidence suggests a growing number of 

immigrants from A10 countries are returning 

home. 

3.19 Figure 85 shows that over 15% of all new 

National Insurance registrations in Greater 

London were issued to Polish nationals. 

3.20 To place the results for new National Insurance 

numbers for non-UK nationals into context, 

Figure 14 shows the numbers for each London 

borough. 

  

Figure 13 
New National Insurance Registrations of Non-UK Nationals in 
London 2005-2007 by Country of Origin (Source: DWP) 
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Figure 14 
New National Insurance Registrations of Non-UK Nationals by London Borough 2005/06 (Source: DWP) 

 

Asylum Seekers 

3.21 A group who are not identified in the 2001 

Census are asylum seekers.  However, the 

Home Office publishes separate asylum seeker 

statistics on a quarterly basis.  Since the end of 

2002 these have included figures for the 

number of asylum seekers in each local 

authority who either claim support from the 

National Asylum Support Service (NASS) or live 

in accommodation provided by NASS.   

3.22 Asylum seeker populations are likely to 

become refugee populations, and experience 

has shown that refugee populations are prone 

to struggle to find jobs and adequate housing.  

3.23 Figure 15 shows that the number of asylum seekers in London who receive either accommodation or 

financial support from the National Asylum Seeker Service (NASS) is currently around 7,500, but has 

been as high as 31,000.  However, this number is still only a small fraction of the number of migrants to 

London from overseas and therefore is unlikely to have a major impact on the region. 

Figure 15 
Asylum Seekers in NASS Accommodation or Receiving Subsistence 
Only Support from NASS in London 2003-2007 (Source: Home Office 
Asylum Statistics)  
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Economic Factors 

Economic Activity 

3.24 Figure 16 shows that unemployment in Greater London has reduced since 2001.  Nevertheless, the 

decline in unemployment claimants may not entirely reflect the strength of the local economy – as 

many working age persons not in jobs are not eligible, or do not claim, unemployment benefit.   

3.25 Figure 17 shows that the number of working age residents of Greater London claiming incapacity 

benefit rose until 2005.  Incapacity benefit is more generous than unemployment benefit and also 

places less onus on the individual to seek a job.  The growth in incapacity benefit claimants may have 

prevented a rise in unemployment rates since 2001.  

Figure 16 
Unemployment Rate for Working Age Population for London and 
England: 2001-2008 (Source: Claimant Count. Note: Data relates to 
January each year) 

 

Figure 17 
Incapacity Benefit Claims by Working Age Persons for London Q3 1999-
Q2 2007 (Source: DWP. Note: Data relates to May of each year) 
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Incomes and Earnings 

3.26 Average earnings are another key indicator of 

the health of the economy.  There are two 

separate ways to analyse average earnings in an 

area.  One is to examine only those who are 

employed within the area.  The other is to 

examine the earnings of the residents of the 

area. 

3.27 Since 2002 the New Earnings Survey (NES) and 

subsequently the Annual Survey of Hours and 

Earnings (ASHE) has recorded both measures 

for all local authorities and higher 

administrative areas. 

3.28 Greater London contains 4.6 million jobs, and 

the London Plan identifies that around a fifth of 

these are taken by commuters into London.  

Figure 18 show that residents in Greater London 

on average earn less than those employed in 

the region. However, both figures are 

significantly higher than the English average.  

Figure 19 compares growth rates in average 

earnings in London and England for the period 

since 2000. 

3.29 The above data refers only to those in full-time 

employment, whereas Greater London is 

characterised by many employees working part-

time or seasonally.  Figure 20 shows the 

average person resident in the Greater London 

region earns around £3,500 less than the 

average full-time employee. 

  

Figure 18 
Comparison of Workplace and Residence Median Gross Annual 
Earnings in Greater London and England in 2007 for Full-time 
Employees’ (Source: ASHE 2007) 

Local Authority 
Employed in 

Area 
Resident in  

Area 

Greater London £31,257 £29,633 

England £24,402 £24,428 

 
 
Figure 19 
Annual Growth in Median Gross Annual Earnings for Workplace in  
Greater London and England for Full-time Employees 2000-2007  
(Source: ASHE 1999-2007) 

 

Figure 20 
Median Gross Annual Earnings for Residents in Greater London and 
England in 2007 (Source: ASHE 2007) 

Local Authority 
Median Earnings  

Overall Full-time Part-time 

Greater London £26,036 £29,633 £9,035 

England £20,280 £24,428 £7,970 
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Employment 

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

year.  A business must register for VAT if its turnover exceeds £64,000 per year.  It can de-register if its 

turnover falls below £62,000.  In practice most de-registration is likely to be due to the business being 

acquired, merged or liquidated.  Figure 21 shows the net new VAT registrations in Greater London per 

annum.  In total, since 1997 the number of VAT registered businesses has grown by 68,155.  This 

represents a 28.3% growth in the number of VAT registered business since 1997, which is above the 

average across England as a whole (20%). 

Figure 21 
Net New VAT Registered Businesses in greater London: 1997-2006 (Source: VAT Registrations) 

 

3.31 The range of occupations of Greater London residents show that a far smaller proportion are employed 

in manufacturing and related occupations, while more are in professional and managerial roles. 

Financial and business service, and service sectors are also particularly important in London and are 

projected to grow. 

3.32 The population of Greater London contains proportionally more people who are long-term unemployed 

or who have never worked (6%), and proportionally more people in routine or semi-routine categories. 
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Figure 22 
Occupation, NS-SeC and Industry of Employment for Greater London Compared to England (Source: UK Census of Population 2001) 
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Skills and Education 

3.33 Figure 23 shows the proportion of the population over 16 years who are educated to NVQ4 or higher 

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

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

3.34 Compared with England as a whole, London has fewer residents with no qualifications and a larger 

proportion that is highly educated. 

Figure 23 
Qualification Levels for Greater London and England (Source: UK Census of Population 2001) 

Education Level England Greater London 

Level 0 28.9% 23.7% 

Level 1 16.6% 13.0% 

Level 2 19.4% 17.1% 

Level 3 8.3% 9.8% 

Level 4 / 5 19.9% 31.0% 

Other / unknown 6.9% 5.4% 

 

3.35 Figure 24 shows that over 45% of the population of the region aged over 50 years possess no formal 

qualifications, while over 60% of everyone aged 25-49 years having the equivalent to a degree or 

higher. 

Figure 24 
Qualification Levels for Greater London by Age (Source: UK Census of Population 2001)  
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Travel to Work 

3.36 We can identify travel to work behaviour 

through analysis of the 2001 Census data. 

3.37 The data identifies that 3,083,000 people both 

live and work in Greater London.  This 

represents around 93% of all those living in the 

area who have a job, and just under 81% of all 

those who work in Greater London.  Of this 

group 286,000 work mainly at or from home, 

this represents around 9% of all residents of 

Greater London who have jobs.  

3.38 Unsurprisingly the vast majority of people who 

travel to work in and out of Greater London do 

so to and from the South East or Eastern 

regions.  However, Greater London does attract 

workers from all parts of the United Kingdom. 

3.39 Figure 26 shows the travel to work distances for 

Greater London residents while Figure 27 shows 

the travel to work distances for those who work in London.  This shows that the travel to work 

distances of those who work in Greater London are typically much longer than the those for the area’s 

residents. 

Figure 26 
Travel to Work Distance for Greater London: Residents  
(Source: UK Census of Population 2001) 

 

Figure 27 
Travel to Work Distance for Greater London: Workplace  
(Source: UK Census of Population 2001) 
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Figure 25 
Travel to Work Patterns for Residents and Workers in London in 
2001 (Source: Census 2001) 

UK Region 

Travel to Work 

Travel to 
work into 
London  

Travel to 
work  
from 

London 

Net 

Employees (‘000s)    

London 3,083.0 3,083.0 - 

North East 3.1 0.7 2.4 

North West 8.8 2.9 5.9 

Yorkshire & Humberside 6.5 1.8 4.7 

East Midlands 13.7 3.2 10.5 

West Midlands 10.4 3.5 6.9 

Eastern 283.6 73.2 210.4 

South East 374.9 132.1 242.8 

South West 16.1 3.9 12.2 

Wales 3.8 0.9 2.9 

Scotland 2.7 1.2 1.5 

Northern Ireland 0.7 0.1 0.6 

Total 3,807.3 3,306.6 500.7 
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Chapter 4: Existing Housing Stock and  

the Housing Market 

4.1 The general character of a dwelling stock is important in understanding the type of housing available to 

residents of an area and the impact that dwelling type, age and location has on dwelling condition.  The 

mix of property type available will have a bearing on home-owners’ choices in terms of accommodation 

and the type of investment properties available to landlords. 

Property Type 

4.2 Figure 28 shows the mix of existing properties in Greater London in terms of property type compared 

to all England at the time of the 2001 Census.  This shows that nearly 50% of the housing stock is in the 

form of flats (and over 15% of this stock was flats in converted dwellings or in a commercial building). 

4.3 Figure 28 also shows the difference in property type which exists between owner-occupied, private 

rent and social housing in Greater London.  Over a third of owner occupied housing in Greater London 

is either detached or semi-detached houses and less than 30% is flats.  In contrast, around three 

quarters of both private and social rent housing is in the form of flats. 

Figure 28 
Property Type by Tenure (Source: UK Census of Population 2001) 
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Housing Tenure 

4.4 Figure 29 shows the difference in tenure which exists between Inner and Outer London. 

Figure 29 
Tenure by Inner and Outer London: in 2006 (Source: A Profile of Londoners by Housing Tenure: DMAG Briefing 2007. -Note:  The definition of Inner 
and Outer London can be found in Appendix C) 

 

4.5 Only around 40% of household in Inner London 

are owner occupied, with another 40% being 

social rent.  Nearly 20% of the Inner London 

stock is in the private rented sector.  By 

comparison, over two-thirds of Outer London 

dwellings are owner occupied with 18% being in 

the social rent sector and 12% are private 

rented. 

4.6 Figure 30 shows the proportion of dwellings in 

each of the local authorities in London that 

were classified as social housing in 2007.  It is 

apparent that the overall proportion of social 

housing in Greater London is higher than the 

English average, but varies enormously by 

borough. 

4.7 Over recent years, the private rented sector has 

seen considerable growth.  The impact of low 

interest rates and concerns about the rate of 

returns on long-term investments and pensions 

has led to many people investing in the buy-to-

let housing market. 

4.8 Figure 31 shows how the value of specific buy to 

let mortgage advances has grown since the first 

quarter of 1999.  This highlights the enormous 

growth in this form of investment and up until 

2007, there was no evidence nationwide of buy 

to let advances declining.  Nevertheless, given 

the financial climate in early 2008, the 

availability of buy-to-let mortgages has become 

more restricted. 
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Figure 30 
Proportions of Social Rented Housing in Greater London by 
Borough 2007 (Source: Housing Strategy Statistical Appendix, CLG) 
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Figure 31 
Gross Buy to let Mortgage Advances 1999-2007 (Source: National Housing and Planning Advice Unit ‘Buy-to-let Mortgage Lending and the Impact 
on UK House Prices’, February 2008) 

 

4.9 The private rented sector is also important because of its role in housing particular household groups.  

Many households who cannot afford to move into owner occupied accommodation form in the private 

rented sector.  Many students occupy housing in the private rented sector which is particularly relevant 

for London as it is home to numerous students.  It is also the case that many migrant workers seek to 

live in private rented housing because they are not eligible for social housing and are not seeking to buy 

a permanent home in the area they are working.  According to the Annual Population Survey, 61% of 

working age individuals in the private rented sector in London were born overseas (DMAG Briefing 

2007-17 'A Profile of Londoners by Housing Tenure; September 2007) 

4.10 Figure 32 demonstrates the growth in the private rented sector in London since 2001.  The number of 

private rented properties has grown from 476,000 to 597,000 which represents a 25% growth in five 

years. 

Figure 32 
Private Rented Households in Greater London: 1991-2006 (Source: CLG) 
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Houses in Multiple Occupation and Communal Establishments 

4.11 When looking at housing needs it must be remembered that not all people live in standard households.  

Many households occupy houses in multiple occupation (HMOs).  The precise definition of an HMO is 

complex, but under the changes in the Housing Act 2004 the following types of property are included: 

 An entire house or flat which is let to three or more tenants who form two or more households 

and who share a kitchen, bathroom or toilet; 

 A house which has been converted entirely into bedsits or other non-self-contained 

accommodation and which is let to three or more tenants who form two or more households 

and who share kitchen, bathroom or toilet facilities;  

 A converted house which contains one or more flats which are not wholly self contained  (i.e. 

the flat does not contain within it a kitchen, bathroom and toilet) and which is occupied by 

three or more tenants who form two or more households; or  

 A building which is converted entirely into self-contained flats if the conversion did not meet 

the standards of the 1991 Building Regulations and more than one-third of the flats are let on 

short-term tenancies.  

4.12 In order to be an HMO, the property must be used as the tenants’ only or main residence and it should 

be used solely or mainly to house tenants.  Properties let to students and migrant workers are treated 

as their only or main residence, as are properties which are used as domestic refuges. 

4.13 Across Greater London HMOs form a significant part of the private rented housing stock.  The impact of 

student households and households shared by single workers leads to it containing an estimated 

125,000 HMOs in 2007.   

4.14 It is also important to note that not all people live in traditional household units.  Figure 33 shows that 

at the time of the 2001 Census, 1.3% of the population of Greater London lived in communal 

residences. 

Figure 33 
Proportion of People in Communal Housing by Type of Establishment in Greater London (Source: UK Census of Population 2001) 
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Regional Trends in Housing Costs 
4.15 Figure 34 shows the average mix-adjusted 

property prices in Greater London for each 

quarter from the second quarter of 1992 until 

the first quarter of 2008, comparing the cost of 

new properties against resales of existing stock. 

4.16 It is apparent that the average cost of resales in 

the region has increased steadily over this 

period whereas the cost of new properties has 

been more erratic.  Of course, the number of 

new sales will always be much smaller than the 

number of resales, which will account for some 

of the erratic data, but there are some clear 

trends evident. 

4.17 The cost of new housing increased rapidly from 

an average of around £200,000 in 2002 (despite 

a few spikes of higher reported averages in 

some earlier quarters) to a consistent average 

of around £300,000 by 2004.  It is also 

interesting to note that the average cost of new 

housing in the region has largely remained 

constant since this time, whilst the cost of 

existing properties continued to rise – such that 

the average resale price is now higher than the 

average price for new housing, which has not 

been the case since the early 1990s. 

4.18 Figure 35 shows how relative property prices in 

Greater London compare to incomes earned in 

the region, considering the relationship 

between both average prices and incomes and 

lowest quartile prices and incomes.  In 2000, the 

price of an average property in Greater London 

was around 8.0 times the average earnings of 

someone working in the area with the lowest 

quartile property cost about 5.5 times the 

lowest quartile earnings.  By 2007 the 

relationship between the averages had risen to 

around 11.0 times earnings with lowest quartile 

prices being over 9.0 times earnings. 

4.19 Whilst such a comparison is relatively simplistic 

(for there will often be more than one earner in 

each household, and the household’s capacity 

to borrow is only one of the elements that 

Figure 34 
Average Mix-Adjusted Price of New Properties and Resales in 
Greater London: Q2 1992-Q1 2008 (Source: CLG Live Table 508) 

 

Figure 35 
Average and Lowest Quartile House Price to Full-time Earnings 
Ratio for Properties Sold in Greater London (Source: ASHE and HM 
Land Registry) 

 

Figure 36 
Percentage of Houses Sold for Less Than Key Price Bands in Greater 
London: Q2 2000-Q3 2007 (Source: HM Land Registry) 
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determine affordability), the relationship between local purchase prices and local incomes is clearly 

important.  In particular, single person households without existing equity are often relying exclusively 

on their capacity to borrow. 

4.20 Figure 36 illustrates how the distribution of property prices has changed in Greater London.  In early 

2000, over 25% of all completed property sales were priced at less than £100,000.  This figure was 

below 1% of all sales from 2005 onwards. Conversely, the number of properties selling for over 

£200,000 has risen from below 30% to over 80% of the total.   The stabilising of house prices in 2005 is 

reflected in the number of properties selling for under any particular price band also remaining stable.  

However, the renewed rise in house prices in 2006 is reflected in even fewer properties selling for any 

less than any price band and the vast majority of properties in the Greater London area are currently 

beyond the reach of most first time buyers. 

4.21 Figure 37 illustrates the average incomes of first-time buyers who were granted mortgages in the 

region since 2000.  This demonstrates that the average income of first-time buyers rose to over 

£60,000 in 2006 and has remained above that level since that time.  Therefore, access to owner 

occupation for those without existing equity is now restricted to buyers with substantial incomes.  

4.22 Beyond looking at the obvious measure of a 

housing market – i.e. the prices at which 

properties are sold – it is also worth exploring 

the volume of sales, for this can tell us more 

about the dynamics of the housing market.   

4.23 Figure 38 shows the volume of annual property 

sales since 2001.  It is apparent that the number 

of completions peak at over 160,000 sales in 

2002.  There was a slightly smaller peak over 

the 12 month period from late 2003 to early 

2004, but after this time the number of sales 

has sharply declined – to only 127,000 

transactions in the year to mid 2005. 

4.24 The number of transactions increased again to a 

new peak of 168,000 in mid 2007 – but has 

fallen to below 125,000 for the period Q3 2007 

to Q2 2008, and the level of transactions seems 

likely to continue falling in future quarters given 

the current financial climate.   

4.25 It is apparent that there was both a marked 

reduction in the number of sales and a levelling 

of property prices in the region in 2005 – and 

the same pattern is being seen in early 2008.  

The current slowdown in the number of sales is 

clearly linked to the availability of mortgage 

funds – but it may also reflect a lack of demand 

as potential buyers consider the current market 

to be over-priced. 

Figure 37 
Average Income of First-time Buyers Granted Mortgages in Greater 
London: Q1 2000-Q3 2007 (Source: HM Land Registry) 

 

Figure 38 
Volume of Properties Sold Annually in Greater London:  
Q2 2000-Q3 2007 (Source: HM Land Registry.  Note: Figures show 
rolling annual total based on quarterly data) 
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Geographic Distribution of House Prices 

4.26 Figure 39 shows the variation in house prices across different areas of the region for 2000 and 2007.  It 

is apparent that in 2000 there were numerous areas with house prices that were less than half the 

region average, in particular in the East of the region.  By 2007, very few areas remained at prices 

considerably below the region average. 

4.27 Figure 40 illustrates the change in house prices on a year-by-year basis across the region – showing high 

increases in the cheapest areas in 2002-03, and relative stability across most areas in 2005-06. 

Figure 39 
Distribution of Average House Prices across Greater London: by Middle Super Output Area: 2000 and 2007 (Source: HM Land Registry) 
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Figure 40 
Annual Change in House Prices across Greater London: by Middle Super Output Area: 2000-01 to 2006-07 (Source: HM Land Registry) 
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Cost of Housing by Property Size 

4.28 By using the information published by the Land Registry in combination with the information from the 

London Household Survey about the relationship between property price, property size and property 

type, we are able to identify the distribution of housing prices in terms of the number of bedrooms and 

determine appropriate thresholds.  Of course, whilst the absolute threshold would be the minimum 

property price for each sized home, very few properties are likely to become available at this extreme – 

so merely being able to afford the minimum price would not guarantee households appropriate homes.  

For this reason and as recommended by Government guidance, the lowest quartile is normally used – 

for households able to pay this amount should be able to afford at least a quarter of the appropriately 

sized properties sold. 

4.29 The lowest decile, lowest quartile and average (median and mean) purchase prices for properties of 

different sizes have also been calculated.  It is apparent that the mean price is significantly higher than 

the median price – suggesting that very expensive properties are artificially inflating the typical 

“average” price quoted. 

Figure 41 
London region Property Prices for Owner Occupation by Property Size (Source: Computed based on HM Land Registry Q4 2006-Q3 2007) 

Property Size Lowest Decile Lowest Quartile 
Average 

Median Mean 

1 bedroom 132,000 167,000 230,000 283,500 

2 bedrooms 151,000 179,500 225,000 284,500 

3 bedrooms 189,000 225,000 267,500 325,200 

4 bedrooms 249,950 304,000 400,000 536,900 

5+ bedrooms 329,950 450,000 650,000 855,300 
 

Understanding Local Rents 

4.30 The following table details existing weekly rents, noting the current average rent for properties rented 

from Registered Social Landlords (RSLs) as well as the target rent set by the Housing Corporation for the 

social rented sector.  Also included is information about the lowest quartile and average weekly rents in 

the private rented sector identified by the GLA Private Rent Bulletin. 

Figure 42 
Greater London region Weekly Rent by Property Size and Tenure (Source 1: Housing Corporation Data March 2007.  Source 2: GLA Private Rent 
Bulletin) 

Property Size 
Average Social Rent 

Target Rent 
Private Rent 

LA RSL LQ Average 

Studio/Bedsit 58.15 67.24 68.92 125.00 154.00 

1-bedroom 66.63 75.38 78.26 173.00 227.00 

2-bedrooms 76.15 85.91 88.24 219.00 288.00 

3-bedrooms 87.46 94.84 99.53 254.00 340.00 

4-bedrooms 100.93 105.13 112.93 328.00 459.00 
 

4.31 Existing rents in the RSL sector tend to be around the target rent set by the Housing Corporation, with 

local authority rents lower.  Nevertheless, even the cheaper properties in the private sector typically 

cost double this amount as illustrated in Figure 43. 
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Figure 43 
Rents Relative to Target Rent by Property Size 

 

4.32 Figure 44 shows the percentage of all 

households in each of the Local Authorities in 

the Greater London region who are in receipt of 

housing benefit.   

4.33 Around 21% of households in the London region 

were in receipt of housing benefit, which is 

much higher than the English average.  This 

figure is over 30% for the inner London 

boroughs of Hackney, Tower Hamlets, Newham 

and Islington. 

Figure 45 
Distribution of Housing Benefit Receipt as a Percentage of all 
Households: 2003 and 2007 (Source: DWP) 
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Figure 44 
Housing Benefit Receipt in May 2007 as a Percentage of all 
Households by London Borough (Source: DWP) 
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Assessing Affordability 

4.34 Household affordability critically underpins the analysis of housing requirements – determining both 

the ability to afford market housing (and be an effective housing demand) and the inability to afford 

market housing (and be a real housing need).  Affordability is a complex issue and can be assessed in a 

number of different ways, but each method depends on common factors that are crucial to the 

analysis.  The affordability of any particular household will depend on the relationship between: 

 The cost of appropriate housing in the area, and 

 The amount that the household is able to afford. 

4.35 This study uses the same affordability tests as were used in the Greater London Housing Requirements 

Study 2004, which seek to ensure that households are not committed beyond their means but do not 

allocate affordable housing to households who are realistically able to afford housing in the private 

sector.  The following paragraphs provide an overview of the assessment process, but further details 

are provided in Appendix A of this report. 

4.36 As previously noted, given the timing of this study there has been a slowdown in the housing market, at 

least in part driven by the availability of mortgage funds.  This has been caused by factors outside the 

UK housing market, and whilst this may take some time to resolve it is not anticipated that it will 

impact on mid- to long-term affordability – so in this context, the assumptions relating to affordability 

outlined in more detail below remain relevant to this study. 

Assessing Affordability for Owner Occupation 

4.37 In terms of the affordability assessment for owner-occupiers, whilst private renters will be expected to 

meet recurring costs each week or month it is accepted that owner occupiers will normally rely upon a 

loan or mortgage from a building society or other lender.  Therefore, in the context of owner 

occupation, it is important that the householder is not only able to afford the repayments of such a 

loan but that also such a loan is accessible to that household.  For this reason, a mortgage multiplier is 

normally applied to determine the amount households are able to afford when considering home 

purchase. 

4.38 The assessment of mortgage eligibility adopted for this analysis assumes that households with single 

incomes will be able to borrow up to 3.5x their income (though this is dependent on their income and 

on the basis of them having a deposit of at least 10% available).  Where households have a second 

income then up to 1.0x this amount will be added to their overall mortgage allowance. 

4.39 It is also important that the assessment of affordability for owner occupation considers other 

household resources, including: 

 Savings; 

 Debts; 

 Equity (positive or negative) from current home (for current owners); as well as the 

 Amount that can be borrowed. 

4.40 Perhaps the most important additional resource is any equity that a household may have in their 

existing home because, whilst the early years of a mortgage may not impact significantly on the 

amount of capital repaid, increases in house prices can bring significant additional resources. 
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4.41 In summary, the amount affordable for owner-occupation is therefore: savings minus debts plus/minus 

positive/negative equity plus the borrowable amount. 

Assessing Affordability for Weekly Rent 

4.42 Unlike with owner-occupation, the rental market does not require a single capital payment to be made 

upfront that has to be funded from a source such as a mortgage.  Instead, it is based exclusively on a 

recurring payment taken from the individual household budget. 

4.43 The assessment for rent has been based upon that proposed in the CLG Practice Guidance, with 25% of 

household gross income assumed to be available for rent – but to maintain consistency with the 

previous study, and more importantly to ensure that the amount assumed for housing costs is realistic, 

this proportion is adjusted based on the household structure to take account of likely disposable 

income.  Furthermore, it is assumed that households with higher incomes (of £40,000 or more) are able 

to contribute up to 30% of their income towards rent. 

Understanding the Incomes Required to Access Market, Intermediate and Social Housing 

4.44 By considering these affordability assumptions alongside the threshold prices for market housing and 

target social housing rents, it is helpful to consider the necessary household income to access different 

types of housing as detailed below: 

Figure 46 
Greater London region Incomes Required to Access Intermediate and Market Housing Price Thresholds (Note: Income required for home 
purchase does not assume any contribution from equity or savings, which would be considered by the affordability test) 

Property Size 

Target Social Rent Market Rent Threshold Home Purchase Threshold 

Weekly Rent 
Annual Income 

Required 
Weekly Rent 

Annual Income 
Required 

Purchase Price 
Annual Income 

Required 

1-bedroom 78.26 £16,200 173.00 £31,800 167,000 £47,700 

2-bedrooms 88.24 £18,000 219.00 £38,500 179,500 £51,300 

3-bedrooms 99.53 £20,000 254.00 £44,100 225,000 £64,300 

4-bedrooms 112.93 £22,300 328.00 £57,000 304,000 £86,900 

  
4.45 Where households have incomes below those noted required for target rents, the affordability test 

would allocate them to social rent (presuming that there would be benefit support to meet the 

necessary payments).  Where households have incomes above those necessary to service social rent 

but below the income for market rent or home purchase (whichever is lower), they would be allocated 

to intermediate housing.  Households with incomes at or above either market rent or home purchase 

would be allocated to market housing. 
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Chapter 5: Modelling the Housing Market 

Introducing Micro-Simulation Models 

5.1 Models can be used to provide forecasts of the future, based on current and past sets of primary and 

secondary data.  These forecasts may vary according to the assumptions that are made during the 

modelling process.  In the case of SHMAs, the figures produced are best estimates of the different 

needs in the housing market and give a picture of the size of the ‘problem’ and support the 

understanding of how that picture might change if certain variables change. 

5.2 ORS uses a micro-simulation model with simultaneous equations to interpret demand and supply.  Such 

models are used by academic researchers and by government to understand and make predictions 

about a wide range of issues.  Commonly recognised examples include: 

 Labour supply and wages; 

 Unemployment; 

 Household formation rates; 

 Education and training choices; and also for 

 Macro-economic forecasting. 

5.3 The methodology used in the ORS model is consistent with micro-simulation models used for the 

analysis of other large datasets such as the General Household Survey, Labour Force Survey, National 

Child Development Survey and the British Household Panel Survey. In the case of housing requirements 

analysis, a micro-simulation model is used to consider the links between demand and supply 

simultaneously, thereby reflecting the reality of the housing market while making best use of available 

data. 

5.4 The estimates produced by all statistical models are subject to some degree of imprecision, and in the 

case of micro-simulation modelling the precision is usually considered in terms of the ‘mean forecast 

error’.  This compares the modelling estimates with appropriate trend based data (data which shows 

what has actually happened).  Unlike the case of unemployment or GDP, however, there is no single 

indicator that can be used to measure housing market performance.  Instead, we must look at how the 

interaction of supply and demand compares with what we would expect based on the predictions of 

the model. 

5.5 As a later section of this chapter shows, the trends in London’s housing market and housing needs since 

the 2004 London Housing Requirements Study was carried out provide strong evidence in support of 

the accuracy of the model used in 2004, and therefore the very similar model used in the current study. 
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The ORS Housing Market Model 

5.6 Understanding the dynamics of the housing market is critical to providing reliable information to inform 

many of the Core Outputs required of Strategic Housing Market Assessments.  Some of the key or core 

issues include: 

 How many additional dwellings are required? 

 How many additional dwellings should be affordable homes? 

 For what type of open-market housing is there demand? 

 How will ‘demand’ and ‘need’ change under different assumptions? 

5.7 The ORS Housing Market Model addresses these issues by analysing the whole housing market.  

Instead of focusing only, or primarily, upon poorer households and social sector need, it interprets the 

interaction of requirement and supply across all sectors of the housing market.  Social sector needs are 

interpreted within the context of market housing demands.  This takes account of the interaction of 

effective and ineffective demands and needs, and the likely supply from the range of properties 

vacated within the existing stock. 

5.8 The Model interprets the market dynamically – by likening the interchange between households and 

vacancies to “musical chairs”.  The “musical chairs” analogy brings out the dynamic relationship 

between requirement and supply – most households find suitable vacancies only because others move 

or suffer dissolution.  In this context, the Model is primarily concerned with households likely to (or 

that otherwise need to) move.  Of course, some households likely to stay in their current home may 

still have housing needs that should be addressed – but, by definition, the appropriate solutions for 

such problems will be provided in-situ and will therefore not have an impact on the mix of additional 

housing provision. 

5.9 Whether households want or need to move, and what housing is appropriate for them, depends upon 

their characteristics, requirements and current accommodation.  Effective demand is driven primarily 

by choice – however, even well-off households can only find accommodation only if suitable vacancies 

arise.  On the other hand, housing need is considered objectively – by evaluating households’ current 

housing circumstances alongside their ability to afford local housing it is possible to establish a realistic 

assessment of housing need. 

5.10 Through analysing the creation and take-up of vacancies the Model recognises that it is only because 

some households wish to and do move that others can find suitable homes.  Nevertheless, the lack of 

suitable existing housing does not constrain the allocation process – for the mix of housing required by 

all households (including those currently without housing and unable to afford) is analysed, and it is the 

shortfalls identified in the existing stock that determine the mix of new housing required. 

5.11 The elements of housing need and demand are detailed in Figure 47.  It is important to note here that 

in many cases these flows are partially derived from or controlled by the available secondary data, and 

are therefore not based solely on survey data.  This serves to reduce the imprecision associated with 

the use of survey data and recognises that certain factors will change over the projection period. 
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Figure 47 
Derivation of Elements of Housing Need and Demand 

Element Derivation 

Effective demand from  
established households 

The future projection for this flow is based on expectations of existing households 
moving within the region over the next 12 months. 

Households are only counted if they are able to afford to buy or rent market housing, 
therefore by definition all will require market housing. 

Size of property required is based on household expectations in the context of expressed 
demand. 

Established households  
currently in need 

Households currently living in unsuitable housing that need to move to resolve their 
housing problems and cannot afford to buy or rent market housing (including homeless 
households temporarily accommodated in PSL housing). 

By definition, all households require affordable housing – but the split between 
intermediate and social rent is based on affordability. 

The size of property required is based on household composition. 

It is assumed that the identified existing need is addressed over a 10-year period, 
therefore 10% of the total is counted annually. 

Newly arising need from  
established households 

The future projection for this flow is based on recent trend figures for the last 12 
months. 

Households currently living in unsuitable housing who were suitably housed one-year 
ago are assumed to constitute new need during the period, together with households 
who were forced to move during the period and were re-housed in affordable housing 
due to a problem that would have not been identified 12 months ago. 

By definition, all households require affordable housing – but the split between 
intermediate and social rent is based on affordability. 

The size of property required is based on household composition. 

Hidden households emerging 
as new households 

This flow is based on demographic headship rates by age.  A backlog is established by 
comparing headship rates with national trends whilst newly arising requirements are 
based on projected changes in the population.  The figures only include households 
forming from host households in the region. 

Households are allocated to market, intermediate or social housing on the basis of 
affordability. 

Size of property required is based on trends in terms of the number of bedrooms in 
properties occupied by recent newly forming households. 

Homeless households 
housed in hostels and  
B&B accommodation 

Households currently living in communal housing that require re-housing in traditional 
housing. 

It is assumed that the identified existing need is addressed over a 10-year period, 
therefore 10% of the total is counted annually. 

In-migrant households  
to the region 

The future projection for this flow is based on recent trend figures for the last 12 
months, with future projections adjusted on the basis of current GLA data. 

Households are allocated to market, intermediate or social housing on the basis of 
affordability. 

Size of property required is based on trends in terms of the number of bedrooms in 
properties occupied by recent in-migrant households. 

 

5.12 The extent to which the market balances depends upon the match or mismatch between the 

households seeking housing, on the one hand, and the available stock, on the other.  The sources of 

housing supply are detailed in Figure 48. 
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Figure 48 
Derivation of Elements of Housing Supply 

Element Derivation 

Property vacated by 
established households 

moving home 

The future projection for this flow is determined by the three flows of established 
households considered within the elements of housing need and demand: 

– Established households currently in need; 

– Newly arising need from established households; and 

– Effective demand from established households. 

All established households moving are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual tenure 
and number of bedrooms in the current home, i.e. the property being vacated. 

Property vacated following 
household dissolution due to 
death or household merging 

The future projection for this flow is based on the structure of individual households 
coupled with survival rate statistics supplied by the GLA.  Each household is allocated a 
probability of survival such that a residual probability of dissolution can be derived. 

All households identified as moving to “live with” another household, moving to 
communal housing or otherwise no longer requiring independent housing are also 
counted as vacating their current home. 

The type and size of property counted within the supply is based on the actual type and 
number of bedrooms in the current home, i.e. the property being vacated. 

Property vacated by  
out-migrant households 

leaving the region 

The future projection for this flow is based on expectations of existing households 
moving away from the sub-region over the next 12 months, with future projections 
adjusted on the basis of current GLA data. 

All out-migrant households are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and 
number of bedrooms in the current home, i.e. the property being vacated. 

 

5.13 New housing development and property conversions will also contribute to housing supply in Greater 

London, but these components are not considered by the Model, for it is seeking to understand how 

the existing housing stock will (or more importantly will not) be able to house future households in the 

area. 

5.14 The Model notionally assigns available housing to households.  Through matching gross housing 

requirements with supply (vacancies created), the model identifies net housing requirements – i.e. 

those households who are unlikely to find suitable housing within the existing housing stock.  

5.15 In considering this combination of inward and outward household flows, the model determines the 

likely pressure placed upon the dwelling stock – and the implicit requirement for additional housing 

provision. 

5.16 In seeking to understand the required housing mix, household affordability is grouped into three 

classifications.  In allocating households to specific types of housing, the determining factor is 

affordability: 

 Social rented housing – for those households unable to afford any more than target social 

rents; 

 Intermediate housing – for those households able to afford more than target social rents, but 

unable to afford to buy owner-occupied housing or to rent privately at the market rent 

threshold; and 
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 Market housing – for those households able to afford to buy owner-occupied housing or able 

to afford to rent privately at rents at or above the market rent threshold. 

5.17 When considering the appropriate housing supply, the following sources of supply are considered: 

 Social rented housing – social housing provided to rent from local authorities and Registered 

Social Landlords; 

 Intermediate housing – dedicated intermediate housing products (such as shared ownership, 

discount market sale, sub-market rent) and a proportion of the housing in the private rented 

sector with rents below the market rent threshold (i.e. within the lowest quartile); and 

 Market housing – owner-occupied housing and housing in the private rented sector. 

5.18 Using these definitions in relation to the range of housing types, it is possible to consider the housing 

market as a matrix of housing ‘origins and destinations’.  This balances the gross requirements for 

market housing, intermediate housing and social housing against the equivalent identified supply to 

determine the appropriate mix for additional housing provision. 

5.19 Further technical details about the model is provided in Appendix A. 

Reviewing the Greater London Housing Requirements Study (2004) 

Background to the Study 

5.20 Whilst the Greater London Housing Requirement Study (2004) pre-dated the SHMA Practice Guidance, 

it provided clear estimates for each of the following factors which have subsequently been identified as 

Core Outputs for SHMA analysis: 

 Current number of households in housing need; 

 Total future number of households; 

 Future households requiring affordable housing; 

 Future households requiring market housing; and 

 Sizes and types of affordable housing required. 

5.21 The 2004 GLA study used the ORS Housing Market Model to profile the housing required from  

July 2002 to June 2012 and determine these core outputs.  By reviewing the analysis from the 2004 

study, it is possible to; (i) validate the model outputs, and (ii) provide a robust baseline for updating 

the projections.  Further information about this process has been included in Appendix C. 

Validating the Model Outputs 

5.22 The headline figure of the 2004 study was that London would need an additional 353,000 homes for 

the period 2002-12.  This figure was broken down into: 

 121,100 market homes 

 24,500 intermediate homes 

 207,900 social rented homes. 

5.23 The modelling outputs were, of course, based on assumptions about migration and affordability which, 

while reasonable at the time, were not always borne out in practice between 2002 and 2007.  The key 
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assumptions that required reviewing related to migration (where international migration was lower 

than anticipated) and affordability (where the relationship between income and housing costs 

changed). 

5.24 When allowance is made for such variations, the projected level of social rented homes required for 

the period July 2002 to March 2007 reduces to 93,700 units; and the model identifies a surplus of 7,400 

homes affordable to households requiring intermediate affordable housing. 

5.25 Over the period, 27,000 social rented homes and 27,200 intermediate homes were actually delivered 

(including the provision of new housing and the acquisition of existing stock) – which implies a shortfall 

in provision of 66,700 social rented homes (i.e. the difference between the revised need of 93,700 

social rented homes and the actual provision of 27,000 properties). 

5.26 However the needs of households in question did not simply disappear.  Whilst the model had assumed 

that the use of private sector leased properties (PSL housing) to accommodate homeless households 

temporarily was to decline and the number of Housing Benefit claimants in the private rented sector 

was to remain constant, shortfalls in affordable housing provision led to significant increases in both. 

5.27 Figure 49 and Figure 50 show the actual trends alongside the original study assumptions. 

Figure 49:  
Trend of Private Sector Leased (PSL) Stock (Source: CLG P1E 
Homelessness Statistics) 

 

 Figure 50:  
Trend of Housing Benefit Claimants in the Private Rented Sector  
(Source: DWP Housing Benefit Summary Statistics) 

 

5.28 In the period between July 2002 and March 2007, the level of PSL housing increased from 18,100 to 

37,800 dwellings (an increase of 19,400) and the number of housing benefit claimants in private rented 

housing increased to 154,400 households (an increase of 53,400), of whom around 90% would 

otherwise only be able to afford social rented housing (equivalent to 46,700 households).  Taken 

together, these figures amount to 67,000 households – consistent with the shortfall in provision of 

66,700 social rented homes identified above. 

5.29 When considering intermediate affordable housing, the updated assumptions suggested a surplus of 

7,400 properties but 27,200 additional intermediate affordable homes were delivered over the same 

period, and 5,800 of the households now in receipt of Housing Benefit would otherwise have required 

intermediate affordable housing. 

5.30 This implies an overall surplus of 40,400 intermediate affordable homes (i.e. the intermediate housing 

surplus of 7,400 identified by the model plus the provision of 27,200 additional properties plus 5,800 
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additional households able to afford intermediate affordable housing now receiving Housing Benefit 

support). 

5.31 Nevertheless, changes in the level of PSL housing and increases in Housing Benefit in the private rented 

sector reduce the supply of housing allocated to households requiring intermediate affordable housing 

by the model.  As noted above (para 5.17), the model counts private rented housing with rents below 

the market rent threshold as intermediate housing – and as a proportion of PSL housing and private 

rented housing supported by Housing Benefit will inevitably have rents within the lowest quartile (i.e. 

below the market rent threshold), any increase in the use of such housing will take away from the 

supply of intermediate housing within the existing stock. 

5.32 Whilst it is difficult to know precisely how much of the private rented stock used for additional PSL 

housing and increases in Housing Benefit claimants fall within the lowest quartile, it is likely to be far 

more than a quarter given that both groups will inevitably tend towards the bottom end of the market. 

5.33 Data from the London Household Survey (2002) suggests that at the time of that survey, just over half 

of those on Housing Benefit in the private rented sector (56.0%) had rents within the lowest quartile for 

the region, and the model identifies that 55.7% of the stock vacated by established households 

currently in need and living in the private sector (which includes those households living in PSL housing) 

will vacate properties with rents in the lowest quartile. 

5.34 These figures suggest that the available intermediate affordable housing supply was reduced by 10,800 

dwellings (due to increases in PSL housing: 55.7% x 19,400) and by a further 29,900 dwellings (due to 

increases in housing benefit support in the private rented sector: 56.0% x 53,400).  Taken together, 

these figures amount to a reduction in supply of 40,700 properties – consistent with the 40,600 unit 

surplus of intermediate affordable homes identified above. 

5.35 The following table summarises the way in which the ORS model outputs reconcile with actual housing 

delivery and the use of short-term solutions for households in need where permanent affordable 

housing was not available. 

Figure 51 
Reconciling the Affordable Housing Requirements from the London Housing Requirements Study (2004) with Recent Trends 

Factor Social Intermediate 

Total for 10-year period: July 2002 – June 2012 207,900 24,500 

Assumed total for 4.75-year period: July 2002 – March 2007 98,700 11,700 

ANALYSIS FOR THE 4.75-YEAR PERIOD: JULY 2002 – MARCH 2007   

Revisions following Constraint to Trend-based Data    

Impact of revised migration (12,500) (5,700) 

Impact of revised affordability 7,500 (13,400) 

Net Housing Requirement 93,700 (7.400) 

Housing Delivery   

New housing provision (including acquisitions) 27,000 27,200 

Shortfall (surplus) in Housing Provision  66,700 (34,600) 

Change in Housing Stock   

Change due to increase in PSL stock  19,400 (10,800) 

Change due to increase in HB support 
47,600 

5,800 

(29,900) 

Revised Shortfall (surplus) Comparing Modelled Need to Actual Trends (300) 300 
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5.36 Typically, the accuracy of micro-simulation models is tested by comparing the modelling estimates 

against appropriate trend based data – but given that there is no objective measure housing market 

performance, it is not possible to establish an unambiguous comparison with ‘reality’. 

5.37 However, when considering those factors that can be measured (such as housing delivery and the 

dependency on short-term interventions to address housing need) it is clear from the above analysis 

that the outputs from the ORS model provide an effective basis for measuring the underlying levels of 

housing need and the mix of housing required. 

Updating the Baseline for Households in Housing Need 

5.38 The 2004 Study showed a need for 75,000 additional social rented homes and a further 48,400 

intermediate affordable homes to resolve the existing backlog of housing needs at the time. 

5.39 The needs of these households were to be addressed over a 10-year period – so in the 4.75-year period 

from June 2002 to March 2007, 47.5% of this need should have been addressed (leaving 52.5% 

outstanding) – but changes between the base date of the original study and the reference point for this 

analysis must also be taken into account. 

5.40 These issues include: 

 Updated affordability; 

 Improved estimates for the move-on needs of voluntary sector hostels; 

 Suppressed household formation due to shortfalls in overall housing provision; 

 Increase in PSL stock; and 

 Increase in Housing Benefit in the private rented sector. 

5.41 The collective impact of these factors shows an increased need for 98,300 additional social rented 

home alongside a reduced requirement for 14,800 intermediate affordable homes. 

Figure 52:  
Backlog Requirement as at March 2007 (Source: ORS Housing Market Model March 2007 based analysis.  Note Figures may not sum due to 
rounding) 

Factor Social Intermediate 

Gross Backlog Requirement 190,800 52,500 

Supply of Housing Vacated by Households within the  
Gross Backlog have their needs resolved 

92,500 37,700 

Net Backlog Requirement  98,300 14,800 

5.42 Whilst the model identifies that housing provision over the period from July 2002 to March 2007 has 

reduced the overall level of existing need, it is apparent that the requirement has become far more 

polarised towards social rented housing, where the level of existing need has escalated by over 30%. 
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Future Housing Requirements from April 2007 to March 2017 

5.43 Having established that the findings from the 2004 Study reflect housing market trends and determined 

a new baseline level of households in housing need, we have updated the Housing Market Model to 

produce projections of housing requirements for the period April 2007 to March 2017. 

5.44 Whilst the 2004 Study showed an overall 10-year requirement for 353,000 dwellings, the results from 

this study show a slightly lower requirement for 349,400 dwellings.  This reduction is mainly due to 

changes in projections of international migration. 

5.45 In the 2004 study, net migration from overseas accounted for 256,500 households compared to 

177,900 households in this study – a reduction of 78,600 households.  If this were the only change in 

the data between the two studies, the total number of homes required in the region would have 

reduced from the 353,000 dwellings previously identified to 274,700 dwellings – but household 

formation and dissolution rates and assumptions about UK migration have also been updated which 

offset the impact of this reduction. 

5.46 Figure 53 shows the individual inward and outward flows of households to and from the region which 

when considered together yield the overall requirement for an additional 349,400 homes for the period 

2007-17 to balance the existing patterns of supply and demand. 

Figure 53 
10-Year Requirement/Supply Flow Analysis, April 2007-March 2017 (Source: ORS Housing Market Model March 2007 based analysis.  Note: New 
Households include homeless households currently accommodated in non-traditional housing, e.g. hostels) 

Dwellings

Supply/Demand 
dynamic

Households

In-migrants from UK
556,500 households

New Development/
Conversions

Demolitions/
Conversions

New Households
912,200 

households

Household Dissolution/
Death

250,700 
households

Out-migrants to UK
1,046,500 households

International in-migrants
564,800 households

International out-migrants
386,900 households

 
5.47 If this number of homes is not provided, one or more flows will have to change. The change in flows 

could include fewer new households forming, no resolution of overcrowding issues or households 

leaving the area due to a lack of suitable available housing.  
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5.48 Figure 54 details the net gains and losses of each pair of flow streams. 

Figure 54 
Summary of 10-Year Housing Requirements by Household Flows (Source: ORS Housing Market Model March 2007 based analysis.  Note: Figures 
may not sum due to rounding) 

Housing Type 
Inward  

Flow 
Outward  

Flow 

Net Housing  
Requirement (Surplus) 

10-year total Annual 

5-Year Requirement     

Indigenous Change 
Household formations and dissolutions 

912,200 250,700 661,500 66,100 

UK Migration 
Households moving to and from London from other UK regions 

556,500 1,046,500 (490,000) (49,000) 

International Migration 
Households moving to and from London from overseas 

564,800 386,900 177,900 17,800 

Established Household Moves 
Households moving within the region 

1,561,600 1,561,600 - - 

Total 3,595,100 3,245,700 349,400 34,900 

5.49 Indigenous change within the region represents an overall requirement from 661,500 additional 

households over the 10-year period, with international migration representing a further 177,900 

households moving to the region.  The impact of these projected increases in the number of 

households is offset against a projected 490,000 households (net) that expect to leave the region to live 

elsewhere in the UK. 

Breakdown of Housing Requirements 2007-17 by Housing Type 

5.50 The balance of this net requirement between the different housing types is detailed below in Figure 55.  

This shows the identified gross 10 year housing requirements for market, intermediate and social 

housing and their expected supply from existing stock.  The difference between the gross requirement 

and supply of each housing type represents the net requirement. 

Figure 55:  
Summary of 10-year Housing Requirements by Housing Type, reverting to 2002-based Housing Benefit in the private rented sector (Source: ORS 
Housing Market Model March 2007 based analysis. Note: Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

10-year total Annual % 

10-Year Requirement      

Market Housing 2,239,300 2,097,400 141,900 14,200 36.6% 

Intermediate Housing 541,200 583,200 (38,000) (3,800) - 

Social Rented Housing 810,600 565,200 245,500 24,500 63.4% 

Total 3,595,100 3,245,700 349,400 34,900 100.0% 

5.51 The model shows a need for over 245,000 additional units of social rented housing as well as almost 

142,000 market homes over the next 10-years.  This is based on the assumption that the identified 

backlog is entirely addressed over this period, and assumes the transfer of all households housed in PSL 

housing into permanent accommodation and the reversion to 2002 levels of the number of households 

receiving Housing Benefit support in the private rented sector.  

5.52 The model identifies a surplus of intermediate housing, with more properties projected to become 

available than there are households to fill them, within that specific affordability criteria.  In practice, 
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this housing would probably be taken by households allocated to market housing (renting cheaper 

properties than they could technically afford) and households allocated to social housing (paying higher 

proportions of their income on housing costs than assumed by the analysis). 

Assumptions about Housing Benefit 

5.53 If we assume that the proportion of all households in the region that receive Housing Benefit to enable 

them to live in the private rented sector remains constant at 2007 levels (rather than reverting to 2002 

levels), the change in projected flows can be seen below.  This shows that the revised assumption leads 

to the net requirement being evenly distributed between market and social housing, with a smaller 

surplus of housing in the intermediate sector. 

Figure 56:  
Summary of 10-year Housing Requirements by Housing Type, retaining 2007-based Housing Benefit in the private rented sector as a constant 
proportion of all households (Source: ORS Housing Market Model March 2007 based analysis. Note: Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

10-year total Annual % 

10-Year Requirement      

Market Housing 2,239,300 2,060,900 178,400 17,800 50.0% 

Intermediate Housing 536,000 543,500 (7,500) (800) - 

Social Rented Housing 766,400 588,000 178,500 17,800 50.0% 

Total 3,541,700 3,192,300 349,400 34,900 100.0% 

5.54 Considering the changes in more detail, it is apparent that the gross requirement for intermediate and 

social rented housing has reduced.  This is because it is no longer presumed that households occupying 

properties in the private rented sector, with Housing Benefit support, will need to move to affordable 

housing. 

5.55 From the supply perspective, the amount of market and intermediate housing is projected to reduce 

for two reasons.  First, as the households discussed above are no longer projected to transfer to 

affordable housing, they will continue to occupy their current properties – so the dwellings are no 

longer assumed to be vacated.  Second, when households occupying these properties chose to move 

during the projection period, it is assumed that the new occupants will also receive housing benefit 

support – thereby providing a housing supply for households otherwise unable to afford.  

Assumptions about the Level of Housing Delivery 

5.56 Clearly, the step-up needed in delivery rates suggested by the Housing Market Model could not happen 

immediately.  However, in recent years the rate of delivery has increased by over 2,000 units per year 

(just over 7% each year) with total completions for 2006/07 recorded at almost 30,000 additional 

dwellings.  This provides an appropriate basis to build on to deliver the housing requirement identified 

by this study. 

5.57 Higher levels of housing supply should, other things being equal, reduce house prices and therefore 

improve affordability.  The National Housing and Planning Advice Unit (NHPAU) have been considering 

how much additional housing would be needed nationally to have a real impact on house prices, and 

the appropriate distribution across the regions. 

5.58 For the London region, annual housing delivery (measured by the NHPAU in terms of ‘net additions’, 

and equivalent to the measure of net housing requirement used in this study) needs to increase to 
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between 35,500 and 46,700 units by 2016, and then sustained at these levels if affordability problems 

are to be resolved and the requirements of demographic growth met. 

5.59 When considered over the 10-year period from 2007-17, the NHPAU figures equate to a supply range 

of between 322,100 units and 388,900 units.  As previously noted, the 10-year housing requirement 

identified by the Housing Market Model totals 349,400 dwellings, which falls within this range. 

5.60 Figure 57 illustrates these figures, showing the trends in housing completions over the period 2002-07, 

the housing requirement identified by the Housing Market Model and the upper and lower level of the 

supply range proposed by NHPAU. 

Figure 57:  
Housing Completion Trend 2002-2007, Housing Supply Range proposed by NHPAU 2007-26 and Housing Market Model 10-year Housing 
Requirements 2007-17 (Note: NHPAU proposed housing supply range is shown as dotted lines on the chart, housing completion rate is shown as 
blue columns and Housing Market Model requirement is shown as grey columns.  Housing Market Model 10-year requirement is phased in line with 
NHPAU assumptions) 

 

5.61 Whilst the net housing requirement identified by this study falls within the supply range identified by 

NHPAU, it is towards the lower end of the proposed net additions – so it is also appropriate to consider 

the impact on the results of the model of a higher increase in housing supply.  Housing delivery will 

influence the assumed rates for household flows within the model, and the most likely changes in flows 

would be those associated with internal UK migration, as household formation and dissolution rates are 

determined predominantly by demographic factors (within the model), and international migration 

tends to be influenced by other macro-economic issues. 

5.62 To illustrate the sensitivity of housing requirements to migration rates, if we constrain UK migration 

rates by only 2.0% – increasing the assumed level of inward migration and moderating the level of 

outward migration to the rest of the UK – the identified housing requirement increases to 382,000 

dwellings over the 10-year period 2007-17, which is towards the upper end of the supply range 

proposed by NHPAU (382,000 cf. 388,900). 

5.63 When we consider the housing mix resulting from this small adjustment to UK migration flows, it is 

apparent that most of the additional requirement is for market housing (Figure 58). 
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Figure 58:  
Summary of 10-year Housing Requirements by Housing Type, retaining 2007-based Housing Benefit in the private rented sector and assuming 
the UK in-migration flow increases by 2.0% and the UK out-migration flow reduces by 2.0% (Source: ORS Housing Market Model March 2007 
based analysis. Note: Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

10-year total Annual % 

10-Year Requirement      

Market Housing 2,245,400 2,048,900 196,500 19,700 51.4% 

Intermediate Housing 538,700 539,300 (600) (100) - 

Social Rented Housing 768,900 582,800 186,100 18,600 48.6% 

Total 3,553,000 3,171,000 382,000 38,200 100.0% 

5.64 Nevertheless, any continued increase in housing delivery across the region will inevitably be 

constrained by capacity – therefore any delivery targets cannot be driven exclusively by housing 

requirement but must also consider the findings of the region’s Strategic Housing Land Availability 

Assessment.  Furthermore, it remains to be seen what impact the credit crunch and the broader 

economic climate will have on housing construction over the mid to long-term. 

Assumptions about the Period to Address Existing Need (the Backlog) 

5.65 It could be argued, based on historical experience, that 10 years is not a likely timescale for completely 

clearing the backlog of all housing need in London.  If we were to extend the period for addressing the 

existing identified need to 20 years (and therefore assume that half of this identified need will be 

addressed within the 10-year projection period) and also assume housing benefit claimants in the 

private rented sector remain proportionately constant at 2007 levels, then the overall requirement 

reduces to an average of 30,300 dwellings each year, with market housing comprising slightly more 

than half and social housing comprising slightly less than half of the total, and intermediate housing 

once again being in balance. 

Figure 59:  
Summary of 10-year Housing Requirements by Housing Type, retaining 2007-based Housing Benefit in the private rented sector and addressing 
existing need over 20-year period (Source: ORS Housing Market Model March 2007 based analysis. Note: Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

10-year total Annual % 

10-Year Requirement      

Market Housing 2,229,300 2,044,300 185,000 18,500 57.9% 

Intermediate Housing 512,900 529,500 (16,500) (1,700) - 

Social Rented Housing 691,000 556,600 134,400 13,400 42.1% 

Total 3,433,200 3,130,300 302,800 30,300 100.0% 

5.66 If we retain the 20-year period for addressing existing need, but also increase supply to the 10-year 

target of 382,000 units, then the overall market requirement accounts for 60% of the total with the 

overall social rented requirement accounting for the 40% balance. 
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Figure 60:  
Summary of 10-year Housing Requirements by Housing Type, retaining 2007-based Housing Benefit in the private rented sector, assuming 
delivery increases to yield 382,000 dwellings over a 10-year period and addressing existing need over 20-year period (Source: ORS Housing 
Market Model March 2007 based analysis. Note: Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

10-year total Annual % 

10-Year Requirement      

Market Housing 2,224,100 2,015,200 228,900 22,900 60.0% 

Intermediate Housing 519,500 519,400 100 - - 

Social Rented Housing 697,000 544,100 152,900 15,300 40.0% 

Total 3,460,700 3,078,700 382,000 38,200 100.0% 

Breakdown of 2007-17 Requirements by Housing Type and Size 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

5.67 Figure 61 (below) details the size mix in terms of both gross requirement (i.e. all households seeking 

housing) and net requirement (i.e. additional housing provision required) on the presumption that the 

proportion of all households in receipt of housing benefit to enable them to live in the private rented 

sector remains at the 2007 level and that existing need is addressed over a 10-year period (that is, the 

same assumptions and outputs as previously detailed in Figure 56). 

Figure 61: 
10-year Housing Requirement by Housing Type and Size, retaining 2007-based Housing Benefit in the private rented sector (Source: ORS Housing 
Market Model March 2007 based analysis.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 780,800 164,700 262,800 1,208,300 

3 bedrooms 662,200 95,400 77,900 835,500 

4 bedrooms 175,400 40,500 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,239,300 536,000 766,400 3,541,700 

Net Requirement     

1 bedroom 128,400 (54,000) (500) 74,000 

2 bedrooms 66,300 6,400 124,000 196,700 

3 bedrooms 16,400 16,800 (25,400) 7,900 

4 bedrooms (22,600) (4,700) 58,300 31,000 

5+ bedrooms (10,100) 28,000 22,000 39,800 

Total 178,400 (7,500) 178,500 349,400 

5.68 On the basis of these figures, it is apparent that there remains clear demand for additional 1- and 2-bed 

owner occupied market housing across the region, but this is in the context of an apparent surplus of 

larger owner occupied properties.  In reality, this imbalance is likely to result in continued conversion of 

larger homes into smaller units rather than homes standing empty in large numbers. 

5.69 Nevertheless, the supply of smaller 1-bed intermediate properties (mainly within the lowest quartile of 

the private rented sector) is projected to be higher than the number of households requiring such 

housing, but it is likely that this relatively cheap, private rented housing will provide accommodation to 

some households currently allocated 1-bed market homes.  Offsetting the surplus of 54,000 1-bed 
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intermediate homes against the requirement for 128,400 1-bed market homes yields an adjusted 

requirement for 74,400 units. This means the actual balance between 1- and 2-bed market homes is 

likely to be far more even than suggested by the raw outputs. 

5.70 The apparent surplus of larger market housing could provide opportunities for sub-dividing existing 

properties to supply some of the smaller housing units that are required – though given the apparent 

surplus of very cheap 1-bed stock within the lowest quartile of the private rented sector, it may be 

appropriate to favour self-contained 1- and 2-bed flats rather than a dominance of additional bedsit 

accommodation. 

5.71 When we consider the remaining requirements for intermediate housing, properties with 2 bedrooms 

or more are needed for households able to afford more than social rents, but unable to afford market 

prices.  In particular, there is a significant shortfall of intermediate housing with 5 bedrooms or more.  

In this context it should be noted that the property size is allocated based on the bedroom standard 

applied to individual household circumstances, rather than being based on household preferences.  It 

should also be noted again that households in the intermediate affordability band are not limited to 

‘key worker’ households, whose requirements may be for smaller units. 

5.72 The need for large affordable housing is also apparent in the social housing sector, with a required 

provision of 58,300 4-bed homes and a further 22,000 homes with 5 bedrooms or more identified by 

the model.  Many of the households allocated to large social housing are currently occupying smaller 

homes in the social sector and the projected surplus of 3-bed social housing would only be realised if all 

of the larger affordable homes were successfully delivered. 

5.73 In this context, some of the existing 3-bed social housing stock could be modified to provide additional 

bedrooms, either by adding loft conversions or other extensions.  Such initiatives could reduce the 

need for additional large affordable homes on new schemes and ensure that best use was made of 

existing housing. 

5.74 Furthermore, as previously discussed, existing market housing can be purchased to provide permanent 

social rented or intermediate affordable housing.  Over the period from June 2002 to March 2007, 

social landlords acquired a total of 5,600 market dwellings to be rented to social tenants on a 

permanent basis and part funding was provided to enable 15,000 market dwellings to be purchased or 

rented as intermediate housing (equivalent to a combined annual rate of 4,300 units).  There may be 

opportunity for some of the larger market homes to be transferred to the affordable housing sector to 

make best use of the existing stock. 

5.75 When we consider the various reallocations of stock discussed above, the house size-type matrix could 

be refined with the following initial adjustments: 

 500 unit surplus of 1-bed social housing allocated to households technically able to afford 

1-bed intermediate housing, increasing the apparent surplus of 1-bed intermediate housing to 

54,500 units; which in turn is allocated to households technically able to afford 1-bed market 

housing; 

 43,300 market properties are acquired as affordable housing based on recent trends, with the 

distribution proportionate to the identified net shortfalls. 
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Figure 62: 
Adjusted 10-year Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model March 2007 based analysis.  Note: Figures 
may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Net Requirement     

1 bedroom 74,000 - - 73,900 

2 bedrooms 88,800 5,300 102,600 196,700 

3 bedrooms 19,400 13,900 (25,400) 7,900 

4+ bedrooms (14,900) 19,300 66,400 70,800 

Total 167,200 38,500 143,700 349,400 

5.76 This revised matrix could then be subsequently refined with the following further adjustments: 

 The 25,400 unit surplus of 3-bed social housing assumed to be divided between the following 

three groups proportionately to their respective net requirements: 

— Conversion to 4-bed+ social housing units; 

— Occupied by households technically requiring only 2-bed social housing; and 

— Allocated to households technically able to afford 3-bed intermediate housing. 

 The remaining 14,900 units of 4-bed+ market housing surplus assumed to be converted to 

smaller market housing units – providing 17,500 1-bed units and 21,000 2-bed units, a net gain 

of 23,600 dwellings thereby reducing the requirement for additional new housing to 325,700.  

Figure 63: 
Adjusted 10-year Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model March 2007 based analysis.  Note: Figures 
may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Net Requirement     

1 bedroom 56,500 - - 56,400 

2 bedrooms 67,800 5,300 88,400 161,500 

3 bedrooms 19,400 12,000 - 31,300 

4+ bedrooms - 19,300 57,200 76,500 

Total 143,600 36,500 145,600 325,700 

Proportionate Mix     
1 bedroom 17.3% - - 17.3% 

2 bedrooms 20.8% 1.6% 27.1% 49.6% 

3 bedrooms 5.9% 3.7% - 9.6% 

4+ bedrooms - 5.9% 17.6% 23.5% 

Total 44.1% 11.2% 44.7% 100.0% 
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Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

5.77 For the alternative scenario, where build rates are expected to deliver a total of 382,000 dwellings over 

the 10-year period (in line with the mid-point of the NHPAU identified range) and the existing need is 

addressed over a 20-year period, the raw modelling outputs can be summarised as follows: 

Figure 64: 
10-year Housing Requirement by Housing Type and Size, retaining 2007-based Housing Benefit in the private rented sector and assuming 
delivery increases at current rates and levels out at 40K dwellings each year (Source: ORS Housing Market Model March 2007 based analysis.  
Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 781,100 161,000 240,000 1,182,100 

3 bedrooms 662,800 92,500 65,400 820,700 

4 bedrooms 175,300 39,700 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,244,100 519,500 697,000 3,460,700 

Net Requirement     

1 bedroom 140,800 (54,600) (7,800) 78,300 

2 bedrooms 81,600 10,400 115,200 207,300 

3 bedrooms 33,900 19,500 (28,300) 25,100 

4 bedrooms (18,900) (3,200) 53,700 31,600 

5+ bedrooms (8,400) 28,000 20,100 39,700 

Total 228,900 100 152,900 382,000 

5.78 Once again, we can work through various assumptions about the reallocations, and the result can be 

summarised as follows: 

Figure 65: 
Adjusted 10-year Housing Requirement by Housing Type and Size based on higher build rate (Source: ORS Housing Market Model March 2007 
based analysis.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Net Requirement     

1 bedroom 67,600 - - 67,600 

2 bedrooms 89,700 8,600 79,100 177,400 

3 bedrooms 37,300 13,400 - 50,700 

4+ bedrooms - 20,500 50,700 71,100 

Total 194,600 42,400 129,800 366,800 

Proportionate Mix     

1 bedroom 18.4% - - 18.4% 

2 bedrooms 24.4% 2.3% 21.6% 48.4% 

3 bedrooms 10.2% 3.6% - 13.8% 

4+ bedrooms - 5.6% 13.8% 19.4% 

Total 53.1% 11.6% 35.4% 100.0% 
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5.79 The adjustments made can be summarised as follows: 

 7,800 unit surplus of 1-bed social housing allocated to households technically able to afford 

1-bed intermediate housing, increasing the apparent surplus of 1-bed intermediate housing to 

62,400 units; which in turn is allocated to households technically able to afford 1-bed market 

housing; 

 43,300 market properties are acquired as affordable housing based on recent trends, with the 

distribution proportionate to the identified net shortfalls. 

 The 28,300 unit surplus of 3-bed social housing assumed to be divided between the following 

three groups proportionately to their respective net requirements: 

— Conversion to 4-bed+ social housing units; 

— Occupied by households technically requiring only 2-bed social housing; and 

— Allocated to households technically able to afford 3-bed intermediate housing. 

 The remaining 9,800 units of 4-bed+ market housing surplus assumed to be converted to 

smaller market housing units – providing 10,700 1-bed units and 14,300 2-bed units, a net gain 

of 15,200 dwellings thereby reducing the requirement for additional new housing to 366,800 

whilst maintaining the total number of 382,000 additional units; 

5.80 The balance between housing types would be 53% market housing, 12% intermediate housing and 35% 

social housing. 

5.81 It should be understood that these rates will require up to 20-years to address all of the existing 

housing need (and overcome the dependency on PSL or another form of temporary social housing) and 

overall housing delivery levels would also need to reach 382,000 units over the 10-year period.   

5.82 Whilst reduced housing targets indicate less market housing requirement, the affordable housing need 

(in particular the need for social housing) represents a higher proportion of the total requirement. 

5.83 When considering the size of dwellings required, the net requirement for market housing is clearly 

focussed on smaller units, though there may still be shortfalls of larger market housing in some parts of 

the region. 

5.84 Intermediate housing needs are mainly for dwellings with at least 2 bedrooms.  Essentially, there is 

enough cheap, private rented housing available for those households requiring only 1 bedroom, though 

there may be issues about the quality of some of this stock. 

5.85 Whilst the model suggests sufficient 1-bed social housing across the region as a whole (though again 

there may be areas where additional 1-bed provision is still required – especially in areas of new 

development), there are considerable needs for additional 2-bed social housing. 

5.86 There are also considerable needs for large affordable housing. Even on the assumption that 43,300 

market homes are purchased to provide permanent affordable homes (including 17,500 with 4 

bedrooms or more) and a further 10,000 3-bed social units are extended with an extra bedroom, the 

model indicates that 71,100 additional dwellings with 4 bedrooms or more should be provided.  Whilst 

some of these could be provided as intermediate affordable housing, there is an identified need for 

over 50,000 additional social rented homes with at least 4 bedrooms. 
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Summary of Key Findings 

5.87 Whilst the 2004 Study showed an overall 10-year requirement for 353,000 dwellings, this study shows a 

slightly lower requirement for 349,400 dwellings.  This is mainly due to changes in projections of 

international migration, as net migration from overseas is projected to be 78,600 households fewer 

over the 10-year period than projected at the time of the 2004 Study.  Nevertheless, updated 

household formation and dissolution rates and revised assumptions about UK migration have offset the 

impact of this reduction. 

5.88 The initial analysis shows an overall housing requirement for 178,400 market homes and 178,500 social 

rented homes, but there is also a superficial surplus of intermediate housing, as the figures do not take 

into account differences in the size mix of current stock and housing needs.  In particular, the 

requirement for intermediate housing with 2 bedrooms or more accounts for 46,500 homes over the 

10-year period, but there is a large projected surplus of homes with only 1 bedroom which would be 

affordable to households in the intermediate income bracket. 

5.89 By interpreting the results and taking assumptions about the best use of existing stock, the overall 

number of additional homes reduces to 325,700 with the additional 23,600 gained through 

reconfiguration of larger properties into smaller units.  This figure breaks down into: 

 143,600 market homes (mainly 1 and 2 bedroom dwellings)  

 36,500 intermediate homes (mainly dwellings with 2, 3 and 4+ bedrooms) 

 145,600 social rented homes (over a third of these with 4+ bedrooms) 

5.90 Proportionately, this represents 44% market housing, 11% intermediate affordable housing and 45% 

social rented housing. 

5.91 The study also considered a second scenario, which assumed that UK migration flows would change by 

2.0% led by house building rates continuing to rise.  This led to an increased requirement for 382,000 

dwellings over the 10-year period, broadly in line with the upper end of the supply range set out by the 

National Housing and Planning Advisory Unit (NHPAU) for the same period.  This scenario also assumed 

that existing need was addressed over a longer period of 20 years.  The results were also interpreted on 

the basis of assumptions about best use of existing stock, with the result that the total requirement for 

additional housing reduced to 366,800, broken down as follows:  

 194,600 market homes (mainly 1 and 2 bedroom dwellings) 

 42,400 intermediate homes (mainly dwellings with 2, 3 and 4+ bedrooms) 

 129,800 social rented homes (over a third of these with 4+ bedrooms) 

5.92 The key point to note is that, for this scenario, just over half of the additional housing requirement is 

for market housing.  The balance between housing types is 53% market housing, 12% intermediate 

affordable housing and 35% social rented housing. 
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Chapter 6: Understanding Specific Sub-group Needs 

6.1 Whilst we have established an understanding of the housing needs and housing requirements of the 

overall population across the region, PPS3 recognises that it is important to plan for different types of 

households. 

6.2 The modelling analysis discussed in chapter 5 took proper account of the housing needs and demands 

from all household groups, so the proposed mix of dwellings should already provide suitable housing 

for the whole population (including the different sub-groups identified below) – but the following 

section provides further information on how their needs may differ from the needs of the general 

household population. 

6.3 Whilst the analysis does not seek to identify additional housing requirements that would need to be 

provided in addition to the general requirements previously discussed, it helps to identify the housing 

circumstances of these different groups.  The information may therefore help inform strategies that 

seek to prioritise the allocation of available housing and help understand the nature of households 

likely to be seeking different types of dwellings that may be delivered.  

6.4 The sub-groups considered include: 

 Families; 

 Older people; 

 Black and minority ethnic groups; 

 Disabled people; 

 Young people; 

 Students; and 

 Key workers. 

6.5 It is important to note that whilst this provides a general context for each of these identified groups, 

independent studies which profile the requirements in further detail already exist for some sub-groups 

whereas others may warrant further research to expand on and better understand some of the key 

issues identified. 

6.6 It is also important to recognise that because many of these groups only represent small proportions of 

the overall population, some of the data available may be based on relatively small samples and should 

therefore be treated with appropriate caution.  
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Understanding the Housing Requirements of Families 

6.7 There were 1,448,200 people aged 0-15 years 

identified in the London region by the 2001 

Census.  Of these 478,200 were aged 0-4 years, 

451,800 were aged 5-9 years and 435,400 were 

aged 10-14 years. 

6.8 The 2007 round population forecasts from the 

GLA provide high and low growth scenarios for 

the region for the period to 2026.  The mid-

point of these two scenarios is illustrated in 

Figure 67. 

6.9 These scenarios suggest that the number of 

children in the region will rise to between 

1,516,600 and 1,555,900 by 2026, which 

represents an increase of 10-13% from 2001.  

This is in the context of an overall projected 

increase (for people of all ages) of 13-17% – so 

the rise in the number of children is less than 

the forecasted growth in the total population. 

6.10 When we consider the age breakdown, it is apparent that the population aged 0-4 years is predicted to 

increase most (13-14%), with the population aged 10-14 years is projected to rise the least (6%-11%). 

Figure 67 
Number of Children (Source: GLA projections - 2007 round,  
mid-point of PLP Low and PLP High scenarios) 

 

Figure 68 
Change in Child Population (Source: GLA projections - 2007 round,  
mid-point of PLP Low and PLP High scenarios) 
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Figure 66 
Age Profile for Children aged under 16 Greater London 2001 
(Source: 2001 Census of Population) 
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6.11 For the purposes of the remainder of this 

section a family household will be defined as 

any household which contains at least one 

child.  Figure 69 shows that around a quarter of 

household in London contain at least one child.   

6.12 An analysis of household income shows that for 

family households, 52% have an income of less 

than £30,000 including 22% who have an 

income of less than £10,000 per annum 

(compared with 60% and 27% respectively for 

all households). 

6.13 Nevertheless, family households are more 

likely to have higher incomes than the overall 

population – 20% of family households have a 

household income £60,000 or more each year 

compared to 16% of all households. 

6.14 Therefore, the household income of family 

households is typically higher than the average 

household in London, but there are still many 

family households with low incomes.  

6.15 At the time of the Census, the proportion of 

family households that owned was similar to 

the population as a whole – but a larger 

proportion of family households rented their 

home from a social landlord with fewer renting 

from a private landlord.  More recent survey 

data indicates that the overall size of the 

private rented sector has increased, and more 

families now rent privately. 

Figure 71 
Tenure by Household Type (Source: 2001 Census of Population; Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.16 Family households are more likely to be found in terraced and semi-detached housing than all 

households in London.  Whilst almost half of all properties in London are now flats, only 35% of family 

households occupy flats with 65% living in houses. 
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Figure 69 
Number of Children per Household (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 

 

Figure 70 
Household income by Household Type (Source: Sub-regional 
Strategy Support Studies Survey Database, 2008 update) 
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Figure 72 
Dwelling Type by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.17 As many as 17% of all family households are 

currently living in overcrowded circumstances, 

compared to only 6% of all households.  A 

further 42% have the correct number of rooms 

for their household, without any spare rooms.  

Only 11% of family households have at least 

two more rooms than their household 

technically needs, compared to 25% of all 

households.   

6.18 Over the last year, 13% of all households had 

moved address (8% previously being 

established households in London) compared 

to 12% of family households (9% were 

previously established and living in London) – so family households are slightly less likely to move home 

than the whole population, and in particular are less likely to move into London from outside or to form 

in London. 

6.19 When this is compared to future expectations, considerably higher proportions of family households 

need and/or consider it likely that they will move in the next 12-months than recent trends would 

suggest was likely. 

Figure 74 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 
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Figure 73 
Overcrowding by Household Type (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 
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6.20 Finally, Figure 75 compares the affordability of family households with the affordability of all 

households in the region.  This shows that, on the basis of affordability, families are more likely to 

require social rented housing than all households in the region, with fewer able to afford market 

housing. 

Figure 75 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of Family Households: 
Summary of Key Points 

 In 2001, there were 1,448,200 people of under 16 years of age living in the London region; 

 This population is projected to increase by between 10% and 13% by 2026, with the population aged 0-4 years 

projected to increase most rapidly; 

 The proportion of family households who own is similar to the population as a whole, but a larger proportion rent 

their home from social landlords; 

 Family households are more likely to live in houses, particularly semi-detached and terraced dwellings, than is the 

case for all households in London; 

 Over 22% of family households have household incomes of less than £10,000 per annum, and 52% have household 

incomes of less than £30,000 – but when compared to all households, family households typically have higher 

household incomes; 

 More family households  are expected to move in the next year than trends suggest will actually move. 
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Understanding the Housing Requirements of Older People 

6.21 There were 1,037,200 people of retirement age 

identified in the London region by the 2001 

Census.  Of these 423,500 (41%) were aged 75 

or over, including 113,000 (11%) who were aged 

85+. 

6.22 The 2007 round population forecasts from the 

GLA provide high and low growth scenarios for 

the region for the period to 2026, as illustrated 

in Figure 77 and Figure 78. 

6.23 These figures suggest that the number of older 

people in the region will rise to between 

1,209,600 and 1,269,000 by 2026, which 

represents an increase of 16-22% from 2001.  

This is in the context of an overall projected 

increase (for people of all ages) of 13-17% – so 

the older population is anticipated to grow 

around 25% more than the population as a 

whole.   

6.24 When we consider the age breakdown, it is apparent that the population aged 85+ is predicted to 

increase most (27-47%) whereas the population aged 75-84 is predicted to fall over the period to 2016 

and only be marginally larger than the 2001 population by 2026 (6-10%). 

Figure 77 
Number of Older Persons (Source: GLA projections - 2007 round, 
mid-point of PLP Low and PLP High scenarios) 

 

Figure 78 
Change in Proportion of Older Person Population (Source: GLA 
projections - 2007 round, mid-point of PLP Low and PLP High scenarios) 

 

 

6.25 This changing age profile is of particular relevance when considered in the context of health and 

support needs.  Figure 79 shows the proportion of London’s residents that reported suffering from 

limiting long-term illness by age band.  Whilst it is important to recognise that one of the main reasons 

that the population is aging is improved health – and by implication these propensity rates will tend to 

get lower over time – the most elderly population will still be the most susceptible to ill-health. 
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Figure 76 
Age Profile for those of Retirement Age or over Greater London 
2001 (Source: 2001 Census of Population) 

 

200 150 100 50 - 50 100 150 200

60-64

65-69

70-74

75-79

80-84

85-89

90+

Number of People (thousands)

Male Female



Chapter 6: Understanding Specific Sub-group Needs  

 

  
Page 71 

 
  

Figure 79 
Limiting Long-term Illness of Older People by Age Group (Source: UK Census of Population 2001.  Note: Data is for females aged 60 years and over 
and males aged 65 years and over) 

 

6.26 When we consider pensioner households, there 

were a total of 555,300 recorded in London by 

the 2001 Census (18% of all households in the 

region), of which 382,100 were single persons 

(69% of all pensioner households identified). 

6.27 The 2007 round household projections from the 

GLA identify that the number of older single 

person households will increase to between 

451,300 and 475,700 by 2026, a growth of 18-

25% from the 2001 base – but this is lower than 

the overall projected increase of households, 

which is projected to increase by 23-28% over 

the same period.  Furthermore, the overall 

increase in single person households is 

projected to be 49-56% over the period 2001 to 

2026, which is considerably higher than the 

increase of older single person households. 

6.28 An analysis of household income shows that for 

older person households, 52% have an income 

of less than £10,000 per annum (compared with 

27% for all households), many depending 

exclusively on pension income. 

6.29 When considering the tenure of households at 

the time of the Census, the proportion of all 

pensioner households that owned did not differ 

significantly from the population as a whole 

(57%), but a larger proportion of pensioner 

households rented their home from social 

landlords with a smaller proportion renting 

privately. 
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Figure 80 
Household projections 2001-26 (Source: GLA projections -  
2007 round, mid-point of PLP Low and PLP High scenarios) 

 

Figure 81 
Household income by Household Type (Source: Sub-regional 
Strategy Support Studies Survey Database, 2008 update) 
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6.30 Single pensioners were less likely to own their own home (50%) but households consisting of one 

pensioner family were considerably more likely to own (75%). 

Figure 82 
Tenure by Household Type (Source: UK Census of Population 2001) 

 

6.31 Pensioner households are more likely to live in detached or semi-detached housing, bungalows and 

purpose built flats than all households in London, whilst being less likely to live in terraced housing or 

converted flats. 

Figure 83 
Dwelling Type by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.32 Virtually no pensioner households are currently living in overcrowded circumstances, although 27% 

have only the correct number of rooms for their household, without any spare rooms.  As many as 35% 

of pensioner households have two more rooms 

than they technically need and a further 8% 

have three or more spare rooms (compared to 

20% and 5% of all households respectively). 

6.33 When considering the housing requirements of 

older person households, it is important to 

understand the balance between those likely to 

remain in their current homes and those likely 

to move.   

6.34 Figure 85 shows that pensioner households are 

considerably less likely to move home than the 

population as a whole. 
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Figure 84 
Overcrowding by Household Type (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 
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Figure 85 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 

 

6.35 Over the last year, 13% of all households had moved address (8% previously being established 

households in London) compared to only 3.1% of single pensioners and 1.4% of other pensioner 

households (2.6% and 1.2% respectively were previously established and living in London) – so 

pensioner households are more than three times less likely to move home than the whole population. 

6.36 When this is compared to future expectations, considerably higher proportions of both single 

pensioners and other pensioner households need and/or consider it likely that they will move in the 

next 12-months than recent trends would suggest was likely. 

6.37 When considering all pensioner households, a total of 13,300 moved within London over the last 12 

months.  This compares to 25,200 who need and/or consider it likely that they will move within London 

over the next 12 months.  Figure 86 provides further detail on the reasons for moving cited by those 

households that did move compared with those households who state that they need and/or are likely 

to move. 

Figure 86 
Reasons for Moving for households that moved within London over the last 12-months compared with households that need and/or are likely to 
move within London over the next 12-months (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: figures based 
on relatively small samples and may be subject to statistical error) 

 

0% 2% 4% 6% 8% 10% 12% 14% 16% 18%

Recently Moved

All households

Single pensioner households

Other pensioner households

Need and/or likely to Move

All households

Single pensioner households

Other pensioner households

Percentage of Households

0 1,000 2,000 3,000 4,000 5,000 6,000 7,000 8,000 9,000 10,000

Design of home not suitable for household

Home too large

To receive/give care

To live in a better home

Home too small

To move to cheaper housing

Victim of harrassment

End of tenancy agreement

To buy a home/different home

To take up/seek new employment

Relationship breakdown

Asked to leave/evict

Other

Number of HouseholdsMoved in last 12 months

Need and/or likely to move in next 12 months



Greater London Strategic Housing Market Assessment 2008 

 

  
Page 74 

 
  

6.38 The largest single difference is attributable to “other” reasons, but there are also some clear 

differences where respondents have selected from the options available. 

6.39 It is worth noting that 3,900 pensioner households identified that they would be moving in the next 12 

months as the design of their current home was no longer suitable for their household, and a further 

2,600 were moving to receive/give care.  Nevertheless, only 1,000 pensioner households that had 

recently moved actually found a more suitably designed home and only 1,200 pensioner households 

actually moved to access the care they required – which suggests that of the pensioner households 

anticipating a move for these reasons over the next 12 months, as many as 4,200 will stay in their 

current home (or maybe move to a home outside London). 

6.40 Figure 87 shows the range of adaptations required by pensioner households to their current homes, 

whilst Figure 88 identifies the number of adaptations required by households in each tenure. 

Figure 87 
Adaptations required by pensioner households to their current home by tenure (Source: Sub-regional Strategy Support Studies Survey Database, 
2008 update.  Note: figures based on relatively small samples and may be subject to statistical error) 

 

Figure 88 
Number of adaptations pensioner households require by tenure (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  
Note: figures based on relatively small samples and may be subject to statistical error) 

 

6.41 Whilst the most adaptations are required in the owner occupied sector, proportionately more 

households require adaptations in the social rented sector – though considerably more households in 

the social sector only require a single adaptation to their home to meet their needs. 

6.42 Finally, Figure 89 compares the affordability of pensioner households with the affordability of all 

households in the region.  This shows that, on the basis of affordability, single pensioners are more 

likely to require social rented housing than all households in the region whilst other pensioner 

households are more likely to afford market housing. 
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6.43 On the basis of their affordability alone, very few pensioner households require intermediate 

affordable housing – although there may be a role for intermediate affordable housing for older people 

where it can enable owner occupiers to release some of the equity in their home. 

Figure 89 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of Older Persons: 
Summary of Key Points 

 In 2001, there were just over a million people of retirement age living in the London region, including 382,100 single 

pensioners living alone; 

 This population is projected to increase by between 16% and 22% by 2026 – the population aged 85+ is projected to 

increase by between 27% and 47% over the same period; 

 Almost half (46%) of the retired population reported that they suffered from a limiting long-term illness in the 2001 

Census, which ranged from 38% of people aged 65-69 years up to 74% of people aged 90 years or over; 

 Pensioner households are only a third as likely to move as all households in London – so many will continue to live 

in their existing home as they get older; 

 Most adaptations to existing homes are required in the owner occupied sector, but proportionately more 

households require adaptations in the social rented sector; 

 More households expect to move in the next year than trends suggest will actually move – but this is particularly 

the case for pensioners, perhaps due to a lack of attractive housing options suitable for their needs. 
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Understanding the Housing Requirements of  
Black and Minority Ethnic Groups 

6.44 The 2001 Census also contains information on 

the ethnicity of the population.  It classified 

ethnic groups on the basis of sixteen 

categories which are standardised across all 

UK government sources (Figure 90).  This 

classification is also used by the Commission 

for Racial Equality and many other 

organisations interested in analysing 

information about Black and Minority Ethnic 

(BME) communities. 

6.45 These sixteen categories can be grouped 

together into five aggregate groups – White, 

Mixed, Black, Asian and Other – and some 

information sources do not provide any 

details beyond these broad groupings 

(though White British and White Non British 

are sometimes reported independently). 

6.46 Information from the Census is based on individual responses – insofar as each person must decide 

themselves to which ethnic group they belong – and this inherently introduces some degree of 

inaccuracy into the data.  For instance, when we consider those people that were born in the Middle 

East, there is a clear division between those classifying themselves as “Asian Other” and those choosing 

“Other Ethnic Group” despite their actual origins being the same. 

6.47 At the time of the 2001 Census the BME population in Greater London comprised 40.2% of the total 

population– with 35.3% of households representative being from BME groups.  This indicates that 

household sizes for BME households are typically larger than for the White British population. 

6.48 Figure 91 indicates that the ethnic group classifications with the largest populations in London are 

White Other (8.3%), Indian (6.1%), Black African (5.3%) and Black Caribbean (4.8%).  Figure 91 also 

indicates that for the White Irish and Black Caribbean populations there is a higher share of household 

representatives than population.  This implies that for these two groups their household sizes are 

typically smaller than the average across London.  Meanwhile, for all other ethnic groups their 

household sizes are on average larger than the average. 

Figure 90 
Ethnic Group Classification (Source: UK Census of Population 2001) 
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Figure 91 
Black and Ethnic Minority Population and Household Representatives by Ethnic Group in 2001 (Source: UK Census of Population 2001) 

6.49 To highlight how the BME population of London may have changed recently, Figure 92 compares how 

large a share BME group children formed of primary school rolls across London in 2004 and 2007.  The 

data is drawn from the Pupil Level Annual Schools Census (PLASC) which is conducted every January by 

every maintained school.  

Figure 92 
Primary School Aged Pupils by Ethnic Group 2004 and 2007 (Source: Department for Children, Schools and Families Pupil Level Annual Schools 
Census) 
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6.50 In 2004 children from identified BME groups formed 56.4% of all pupils in primary schools in London.  

By 2007 this figure had risen to 61.9% of all primary school children.  Therefore, there has been a 

substantial rise in the share of children in London primary schools who come from BME groups.  This is 

likely to be reflected in adults from BME groups also increasing their share of London’s population in 

this time.   

6.51 Figure 92 shows that the White Other and Black African ethnic group have both had large rises in their 

share of primary school pupils since 2004.  In both cases has risen by around 1.5 percentage points in 

the three years up to 2007.  This indicates that these two ethnic groups have both seen a rise in their 

total populations in London since 2004.  

6.52 An analysis of household income shows considerable variation across ethnic groups.  Households with a 

Black or Bangladeshi household representative are associated with below average incomes, while for 

Indian households their household income is on average above that for London.  

Figure 93 
Household income by Ethnic Group (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.53 When considering the tenure of households at the time of the Census, it is apparent that there was 

considerable variation between different ethnic groups.  Black ethnic groups and Bangladeshis were 

disproportionately likely to be found in social rented dwellings, while the Indian ethnic group was the 

most likely to be found in owner occupation.  

  

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

Greater London

White British

White Irish

Other White

White and Black Caribbean

White and Black African

White and Asian

Other Mixed

Indian

Pakistani

Bangladeshi

Other Asian

Caribbean

African

Other Black

Chinese

Other Ethnic Group

Up to £10K £10k-£20K £20k-£30k £30k-£40k £40k-£50k £50k-£60k £60k+



Chapter 6: Understanding Specific Sub-group Needs  

 

  
Page 79 

 
  

Figure 94 
Tenure by Ethnic Group 2001 (Source: UK Census of Population 2001) 

 

6.54 Figure 95 compares the recent pattern of lets in London.  The data covers the period from April 2006 to 

December 2007 and refers to lets by registered social landlords only.  Figure 95 compares the share of 

households where the respondent came from a particular ethnic group at the time of the 2001 Census 

with the proportion of that ethnic group who reside in social housing and social housing lets to that 

group since 2001.   

6.55 Since April 2006, 31.4% of all social lets have been to Black households.  This is above the 10.5% share 

of households in London where the respondent was Black in the 2001 Census.  It should be 

remembered that the evidence is that the Black population of London is larger than it was in 2001, but 

these figures are still likely to be disproportionately high for the Black populations. 

Figure 95 
Share of Households in Social Housing and RSL Lets April 2006 to December 2007 for Ethnic Groups (Source: CORE project for the Joint Centre for 
Scottish Housing Research and UK Census of Population 2001 Note: Figures may not sum to 100% due to rounding 
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6.56 White British, Indian and Pakistani households are the only groups more likely to live in houses than all 

households in London.  As many as two thirds of households from the Bangladeshi, Black African, 

Mixed White and Black African and Other Black groups live in flats, with more than 60% of the Other 

White and Other ethnic groups living in flats. 

Figure 96 
Dwelling Type by Ethnic Group (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

 
6.57 When we consider the characteristics of households in terms of overcrowding, it is apparent that 

almost a third (32%) of Bangladeshi households have at least one room too few for the household’s 

needs, with 11% lacking two or more rooms than the household needs.  Around a fifth of Pakistani and 

Black African households are overcrowded, with at least one-in-ten Other Asian (12%), Other Black 
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all households being overcrowded. 

6.58 When we consider under-occupation, more than half of the White British (64%), White Irish (53%), 

Indian (54%) and Other Mixed (54%) groups have at least one more room than is technically required 

by the household, with as many as half of the identified households in each group having two or more 

additional rooms in their home.   
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Figure 97 
Overcrowding by Ethnic Group (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.59 Over the last year, 13% of all households had moved address (8% previously being established 

households in London) compared to 18% of BME households (12% were previously established and 

living in London) – so BME households are more likely to move home than the whole population. 

Figure 98 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 
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suggest was likely. 
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6.61 Figure 99 compares the affordability of households in each BME group with the affordability of all 

households in the region.  This shows that, on the basis of affordability, the White British, Indian and 

Mixed White and Asian groups are the only groups that have larger proportions of households able to 

afford market housing than the overall population. 

6.62 All of the Black ethnic groups show large proportions only able to afford social rented housing, with 

only 30% of Black African and Other Black households able to afford market housing.  The Bangladeshi 

and Other ethnic groups also have high requirement for social rented housing on the basis of their 

affordability. 

6.63 There is an ability to afford intermediate affordable housing across all ethnic groups, but the proportion 

is highest amongst the Other White, Black African and Other Black households. 

Figure 99 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of Gypsies and Travellers 

6.64 It is widely recognised that there has been an under-provision of adequate accommodation for gypsies 

and travellers in London and other regions, and that this has contributed to very poor health and 

educational and economic outcomes for these communities. 

6.65 The London Plan states that boroughs should assess the accommodation needs of gypsies and 

travellers, protect existing sites, set out criteria for identifying the suitability of new sites, and identify 

locations for new sites where shortfalls are identified. Similarly, the Housing Act 2004 requires local 

authorities to assess the accommodation needs of Gypsies and Travellers, and to have a strategy in 

place which sets out how any identified needs will be met as part of their wider housing strategies.  

6.66 National planning policy (Circular 01/2006) requires regional planning bodies (in London, the Mayor) to 

specify targets for provision in the form of pitch numbers for each local authority, taking into account 

the Gypsy and Traveller Accommodation Needs Assessments (GTANAs) carried out in the region and 

any other relevant evidence.  

6.67 The 33 London boroughs in co-operation with the GLA have recently completed and published a 

London-wide GTANA, which identified a need to approximately double the current number of gypsy 

and traveller sites in London over the next ten years. It also identified a need for some 460 ‘bricks and 

mortar’ homes to accommodate ‘settled’ gypsies and travellers, but as these needs should have been 

picked up as part of the assessment of overall housing requirements in this study, they are not 

considered as additional to the requirements identified here. 

 

 

  

Housing Requirements of BME Households: 
Summary of Key Points 

 In 2001, 40.2% of the total population and 35.3% of household representatives came from BME groups; 

 The largest ethnic groups in London at the time of the Census were White Other (8.3%), Indian (6.1%), Black African 

(5.3%) and Black Caribbean (4.8%); 

 Evidence from school rolls indicates that children from BME groups have increased their share of all primary school 

aged children from 56.4% to 61.9% since 2004, with much of the rise coming from White Other and Black African 

children;  

 Black and Bangladeshi households typically have lower than average household incomes, while Indian households 

are more likely to have higher incomes; 

 Tenure varies by ethnic group, with Black and Bangladeshi households being more likely to be found in social rent 

while Indian households are more likely to be owner occupiers; 

 31.4% of all RSL social lets since April 2006 have been made to households with a Black household representative. 
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Understanding the Housing Requirements of Disabled People 

6.68 Information from the 2001 Census indicates that 15.1% of the population of London had a limiting long-

term illness or disability, which amounts to a total of 1,070,000 people across the region.  Figure 100 

shows how the proportion of people with limiting long-term illness varies by age and tenure.  This 

highlights that 23.2% of people living in social rent in London were considered to have a limiting long-

term illness.  

Figure 100 
Limiting Long-term Illness by Age and Tenure 2001 (Source: UK Census of Population 2001) 

 

6.69 More recent evidence from the Annual Population 

Survey October 2006 to September 2007 indicates 

that there are 766,000 working age people in London 

who have a disability.  This figure is very similar to 

that obtained from the 2001 Census for the working 

age population. 

6.70 Figure 101 shows how benefit receipt related to 

health problems has varied in London in recent years 

with May 2002 being treated as a base for the 

comparisons.  This shows that the number of people 

claiming incapacity benefit rose from 1999 until 2004, 

but has been declining since this time and currently 

stands at 311,400 recipients in London.  Meanwhile, 

the number of people claiming disability living 

allowance has risen steadily since 2002 and now 

stands at 282,600 recipients in London. 

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

All People

AGE

0-4 years

5-9 years

10-15 years

16-24 years

25-34 years

35-44 years

45-49 years

50-54 years

55-59 years

60-64 years

65-74 years

75-84 years

85+ years

TENURE

Owned

Private rent

Social rent

Figure 101 
Incapacity Benefit and Disability Living Allowance Claimants  
1999-2007 (Source: Department of Work and Pensions) 
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6.71 Evidence from recent survey data in London indicates that 14% of all households contain someone who 

has a special need, including 8% of households which contained at least one member with a physical 

disability. 

Figure 102 
Special Needs (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update)

 

6.72 Figure 103 highlights the improvements which are required to the homes of households which contain 

at least one member with a physical disability.  Most prominent among these are for a redesign of their 

household’s bath or shower or for extra handrails to be fitted to the property. 

Figure 103 
Improvement Required by those with Physical Disabilities (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 
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6.73 Of those households which contain at least one 

member with a physical disability, 52% have an 

income of less than £10,000 per annum and 78% 

have an income of less than £20,000.  Across all 

households in London, 27% have an income of less 

than £10,000 and 46% have an income of less than 

£20,000.  Therefore, those households which 

contain at least one member with a physical 

disability typically have much lower household 

incomes compared with all households. 

6.74 Almost half of all households with disabilities 

(47%) currently rent their home from a social 

landlord, compared to only a quarter (26%) of all 

households.  Far fewer households with disabilities 

rent from a private landlord (10% compared to 

17% of all households) with 43% owning their own 

home (compared to 57% of all households). 

Figure 105 
Tenure by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.75 Households with disabilities are less likely to live in houses (including those converted into flats) than all 

households in London, but are more likely to live in bungalows and purpose built flats – consistent with 

the large proportion of such households that rent from social landlords. 

Figure 106 
Dwelling Type by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 
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Figure 104 
Household income by Household Type (Source: Sub-regional 
Strategy Support Studies Survey Database, 2008 update) 
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6.76 The proportion of households with disabilities 

that are overcrowded is the same as the 

average for all households (6%) but as many as 

42% have only the correct number of rooms for 

their household, without any spare rooms 

(implying that there is no room for carers to 

stay overnight unless they are usually resident 

in the household). 

6.77 Over the last year, 13% of all households had 

moved address (8% previously being established 

households in London) compared to 4% of 

physical disability households (almost all were 

previously established and living in London) – so 

physical disability households are less likely to 

move home than the whole population. 

Figure 108 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 

 

6.78 When this is compared to future expectations, considerably higher proportions of physical disability 

households need and/or consider it likely that they will move in the next 12-months than recent trends 

would suggest was likely. 

6.79 In relation to housing people with disabilities it is also interesting to note the potential role played by 

supported housing.  Figure 109 shows the share of RSL lets of supported housing between April 2006 

and March 2007 which were made to households with at least one member with a disability.  Figure 

110 shows the same figure for general needs lets by RSLs.  These highlight that a higher share of 

general needs lets are made to households with at least one member with a disability than is the case 

for supported housing lets. 
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Figure 107 
Overcrowding by Household Type (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 
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Figure 109 
Disabled Household Member for RSL Supported Housing Lets  
April 2006 to March 2007 (Source: CORE project for the Joint Centre  
for Scottish Housing Research) 

 

Figure 110 
Disabled Household Member for RSL General Needs Housing Lets  
April 2006 to March 2007 (Source: CORE project for the Joint Centre  
for Scottish Housing Research) 

 
6.80 Finally, Figure 111 compares the affordability of households with disabilities with the affordability of all 

households in the region.  This shows that, on the basis of affordability, households with disabilities are 

much more likely to require social rented housing than all households in the region, with fewer able to 

afford market housing. 

Figure 111 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of People with Disabilities: 
Summary of Key Points 

 In 2001, 15.1% of the total population were reported as having a limiting long-term illness; 

 23.6% of all social rent tenants had limiting long-term illnesses in 2001; 

 Incapacity benefit claimants rose between 1999 and 2004, but have been falling since this time.  Disability Living 

Allowance claimants numbers have climbed steadily since 2002; 

 Households with at least one physically disabled member typically have lower than average household incomes; 

 Many households with a physically disabled member require adaptations to their bath or shower or they require 

extra handrails to be fitted to their homes;  

 Only 11.7% of RSL supported housing lets between April 2006 and march 2007 were confirmed as being to 

households with at least one member with a disability. 
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Understanding the Housing Requirements of Young People 

6.81 There were 947,800 people aged 15-24 years identified in the London region by the 2001 Census.  Of 

these 416,800 were aged 15-19 years and 531,000 were aged 20-24 years. 

6.82 The 2007 round population forecasts from the GLA provide high and low growth scenarios for the 

region for the period to 2026, as illustrated in Figure 112 and Figure 113.  These figures suggest that the 

number of young people in the region will fall from 961,000 in 2001 to between 903,200 and 944,500 

by 2026.  This is in the context of an overall projected increase (for people of all ages) of 13-17% – so 

the projected fall in the young population is a distinctive trend. 

6.83 When we consider the age breakdown, it is apparent that the population aged 15-19 years is predicted 

to increase in the period 2016-26 (5-11%) whereas the population aged 20-24 years is estimated to 

have fallen sharply in the period 2001-06 and is projected to vary only marginally in the period to 2026. 

6.84 The Office for National Statistics mid-year population estimates also show a decline in number of 

people aged 20-24 years – but the decline is far more marginal, at only 4,000 fewer people in the 

cohort in 2006 than identified in 2001. 

Figure 112 
Number of Young Persons (Source: GLA projections - 2007 round,  
mid-point of PLP Low and PLP High scenarios) 

 

Figure 113 
Change in Proportion of Young Person Population (Source: GLA 
projections - 2007 round, mid-point of PLP Low and PLP High scenarios) 

 

 

6.85 When we consider households headed by a 

young person (aged under 25), there were a 

total of 117,500 recorded in London by the 2001 
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which 106,200 were single persons (90.4% of all 

young person households identified). 

6.86 The 2007 round household projections from the 

GLA identify that the total number of young 

person households will decrease to between 

106,100 and 110,600 by 2026, a reduction of 

5.9-9.7% from the 2001 base.  Overall 

households are projected to increase by 22.5-

28.2% over the same period. 
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Figure 114 
Household projections 2001-26 (Source: GLA projections -  
2007 round, mid-point of PLP Low and PLP High scenarios) 
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6.87 Perhaps not surprisingly, the average income of 

households headed by young people is 

considerably less than the overall average 

household income in London.  42% have a 

household income of less than £10,000 per 

annum and 78% have an income of less than 

£30,000 per annum.  

6.88 When considering the tenure of households at 

the time of the Census, it is apparent that the 

proportion of all young households that owned 

was significantly lower from the population as a 

whole (20.5% cf. 56.5%), but a larger proportion 

of young person households rented their home 

privately or from a social landlord.  More recent 

survey data indicates that the share of young 

person households in the private rented sector 

has grown considerably since 2001. 

Figure 116 
Tenure by Household Type (Source: UK Census of Population 2001 and Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.89 Young person households are more likely to live in purpose built or converted flats than all households 

in London.  Including bedsits and studio flats, 77% of all young person households occupy a flat. 

Figure 117 
Dwelling Type by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 
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Figure 115 
Household income by Household Type (Source: Sub-regional 
Strategy Support Studies Survey Database, 2008 update) 
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6.90 A total of 13% of young person households are 

currently living in overcrowded circumstances, 

with most (10%) having one room fewer than 

required.  A further 61% have only the correct 

number of rooms for their household, without 

any spare rooms.  Only a quarter of young 

person households have more rooms than they 

technically need, compared to 57% of all 

households. 

6.91 Over the last year, 13% of all households had 

moved address (8% previously being established 

households in London) compared to 51% of 

young person households (29% were previously 

established and living in London) – so young 

person households are nearly four times more 

likely to move home than the whole population. 

Figure 119 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 

 

6.92 When this is compared to future expectations, considerably lower proportions of young person 

households need and/or consider it likely that they will move in the next 12-months than recent trends 

would suggest was likely – indicating that many young person households will move at relatively short 

notice. 
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Figure 118 
Overcrowding by Household Type (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 
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6.93 Finally, Figure 120 compares the affordability of young person households with the affordability of all 

households in the region.  This shows that, on the basis of affordability, young person households are 

more likely to require social rented housing and more likely to require intermediate affordable housing 

than all households in the region, with considerably fewer able to afford market housing. 

Figure 120 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of Young Persons: 
Summary of Key Points 

 In 2001, there were just under a million people aged 15-24 years living in the London region.  There were a total of 

117,500 young person households, mainly single persons; 

 This population is projected to increase by up to 5% by 2026 – with the population aged 20-24 years projected to be 

considerably below its 2001 level; 

 Over 40% of young person households have household incomes of less than £10,000 per annum, and nearly 80% 

have household incomes of less than £30,000;  

 The proportion of young person households that own is significantly lower than the population as a whole, but a 

larger proportion rent their home from social or private landlords and the number renting from private landlords 

has grown considerably since 2001.  Young person households are also more likely to live in flats; 

 Young person households are nearly  than four times more likely to move than all households in London; 

 Less young person households are expected to move in the next year than trends suggest will actually move – so 

young person households are likely to move at short notice. 
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Understanding the Housing Requirements of Students 

6.94 Students are a particular group who can often have specific characteristics.  This is recognised in PPS3 

where they are considered to be a distinct group who are likely to have their own housing 

requirements.  Many students in London have travelled from overseas or other parts of the UK 

specifically to study in the region which gives them distinct characteristics from young people who have 

grown up in London.  

6.95 The 2001 Census identified a total of 506,800 students aged 16 or over resident in the London region, 

of which 480,200 were identified as being “full-time” students.  Of those “full-time” students, as many 

as 157,000 were economically active with the remaining 323,200 being economically inactive. 

Figure 121 
Student Housing Circumstances by Age (Source: 2001 Census of Population) 

 

6.96 Students are a diverse group and their housing circumstances vary considerably by age.  The majority of 

those aged 16 and 17 were living with their parents (93% and 91% respectively).  The highest 

proportion of those living in communal establishments (either educational establishments or other 

communal establishments) were aged 19 – but living with parents still formed the majority (59%) for 

this group, and over a third (38%) of those aged 20-24 remained in the parental home. 

6.97 When we consider those students registered at Higher Education Institutes (HEIs) in the region, there 

were a total of 326,300 in the 2000/01 academic year, of which just over 200,000 were full-time 

students (based on HESA statistics).  By 2005/06, the number of full-time students in the region had 

increased to over 240,000.  HESA data indicates that 28% of students in London were born outside the 

UK. 

6.98 Over the same period, HESA data indicates that the number of bedspaces in student accommodation 

increased from 42,300 to just over 50,000, and the number of HEI students living with parents is 

increased from 68,000 in 2000/01 to around 78,000 by 2004/05 (including around a quarter whose 

parental home is outside the London region). 

6.99 When we consider the number of student households living in the London region, the Census identified 

60,200 households comprised entirely of students and a further 23,500 students living alone.  Survey 

data about students shows that the vast majority (85%) of multi-student households live in the private 

rented sector with 72% of single students living alone also renting privately. 
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Figure 122 
Tenure by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 

 

6.100 Student households are less likely to live in houses than all households in London, with students living 

alone living mainly in converted flats or bedsits (45%) and purpose built flats (43%) whereas over half of 

student groups (53%) live in purpose built flats with around a quarter (23%) living in converted 

properties. 

Figure 123 
Dwelling Type by Household Type (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update) 
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6.102 Over the last year, 13% of all households had 

moved address (8% previously being established 

households in London) compared to 57% of all 

student households (23% were previously 

established and living in London) – so student 

households are more than  four times more 

likely to move home than the general 

population. 
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Figure 124 
Overcrowding by Household Type (Source: Sub-regional Strategy 
Support Studies Survey Database, 2008 update) 
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Figure 125 
Household Movement Trends over the last 12-months and Needs/Expectations for the next 12-months (Source: Sub-regional Strategy Support 
Studies Survey Database, 2008 update.  Note: Dark shades represent households continuing to live independently in London.  Light shades 
represent migrant households and/or households “living with”) 

 

6.103 Finally, Figure 126 compares the affordability of student households with the affordability of all 

households in the region.  This shows that, on the basis of affordability, the majority of student 

households (74%) are only able to afford social rented housing – however in reality, many will access 

housing in the private rented sector by renting individual rooms, possibly spending more than 25% of 

their income on housing costs and supplementing their weekly or monthly income with lump sum 

payments from student grants, student loans or financial contributions from family. 

Figure 126 
Household Affordability (Source: Sub-regional Strategy Support Studies Survey Database, 2008 update.  Note: Figures based exclusively on 
affordability and do not take into account any other eligibility criteria.  The affordability test based on analysis comparable to that used within the 
ORS Housing Market Model) 
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Housing Requirements of Students: 
Summary of Key Points 

 The 2001 Census identified a total of 506,800 students aged 16 or over resident in the London region, of which 

480,200 were identified as being “full-time” students.  

 In the 2001 Census the highest proportion of those living in communal establishments (either educational 

establishments or other communal establishments) were aged 19 – but living with parents still formed the majority 

(59%) for this group, and over a third (38%) of those aged 20-24 remained in the parental home. 

 In the 2000/01 academic year there were just over 200,000 full-time students.  By 2005/06, the number of full-time 

students in the region had increased to over 240,000. 

 Over the same period, the number of bedspaces in student accommodation increased from 42,300 to just over 

50,000, and the number of HEI students living with parents has increased from 68,000 in 2000/01 to around 78,000 

by 2004/05 (including around a quarter whose parental home is outside the London region). 

 Survey data about students shows that the vast majority (85%) of groups of students live in the private rented 

sector, with 72% of single students living alone also renting privately. 
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Understanding the Housing Requirements of Key Workers 

Applicants for Key Worker Housing 

6.104 This section focuses upon Key Worker groups.  The definition of a Key Worker varies widely depending 

upon the circumstances it is being used in, but for the purposes of this study we will use those workers 

who qualify for Key Worker housing schemes.   

6.105 The London Home Ownership Housing Group 

(LHOG) has identified that over 16,500 Key 

Workers have had their applications to be on 

the waiting list for dedicated schemes approved 

in the period April 2006 – May 2008.  The 

occupations of these Key Workers are shown in 

Figure 127 with education and health sector 

workers forming over three quarters of all 

approved applications for Key Workers housing 

schemes.   

6.106 Figure 128 and Figure 129 show that almost half 

of all Key Worker housing applicants currently 

live in the private rent sector while another 29% 

are currently living with families or friends. 

Figure 128 
Previous Home of Applicants for Key Workers (Source: London Home 
Ownership Group 2006-2008) 

 

Figure 129 
Previous Home of Applicants for Non Key Workers (Source: London 
Home Ownership Group 2006-2008) 

 

6.107 Half of all Key Worker households seeking low cost housing have household incomes of £20,000-

£30,000.  It is also the case that 16% have household income of over £40,000.  Non Key Worker 

households who are seeking low cost housing have on average lower household incomes than the Key 

Worker households seeking this type of housing. 

  

Council/HA 
Tenant

11%

Renting 
Privately

49%

Living With 
Family or 
Friends

29%

Current 
Home 
Owner

6%

Other
5%

Council/HA 
Tenant

12%

Renting 
Privately

38%

Living With 
Family or 
Friends

35%

Current / 
Previous 

Home 
Owner

3%

Other
12%

Figure 127 
Occupation of Approved Key Worker Applicants (Source: London 
Home Ownership Group 2006-2008) 
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Figure 130 
Household Income of Applicants for Key Workers (Source: London Home 
Ownership Group 2006-2008) 

 
 

Figure 131 
Previous Home of Applicants for Non Key Workers (Source: London 
Home Ownership Group 2006-2008) 

 

 

 

Recent Shared Ownership Movers 

6.108 Alongside records of applicants for low cost housing schemes, detailed individual records of shared 

ownership sales in London are available from the Continuous Recording (CORE) system maintained by 

the University of St Andrews.  All figures relate to sales made between April 2005 and March 2008 and 

include both new and re-sales of shared ownership properties.  The list does not include any household 

who moved into intermediate or social rent dwellings.  

6.109 In total around 2,750 Key Worker households moved in the shared ownership sector in London while 

nearly 7,000 non Key Worker household also moved in this sector.  Figure 132 shows that a third of all 

Key Workers who moved in shared ownership were aged 25-29 years with over a quarter more being 

aged 30-34 years.  When this is compared with non Key Worker households (Figure 133) it can be seen 

that Key Workers moving in shared ownership are on average younger.   

Figure 132 
Age for Key Workers Moving in Shared Ownership Sector (Source: 
University of St Andrews CORE Records 2005-2008) 

 

Figure 133 
Age for Non Key Workers Moving in Shared Ownership Sector 
(Source: University of St Andrews CORE Records 2005-2008 
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6.110 Figure 134 shows that nearly a quarter of Key Worker households moving in the shared ownership 

sector had at some stage been owner occupiers previously.  This group are likely to include; 

 those who retained some equity from an old property following separation from a partner;  

 those who were owner occupiers in other parts of the country, but can only afford shared 

ownership in London; and  

 those who previously bought small flats, but now require family housing which is unaffordable 

to them.  

Figure 134 
First-time Buyer for Key Workers (Source: University of St Andrews CORE 
Records 2005-2008) 

 

Figure 135 
First-time Buyer for Key Workers for Non Key Workers (Source: 
University of St Andrews CORE Records 2005-2008 

 
 

 

6.111 It is also noteworthy that the level of mortgages taken out by Key Worker households for shared 

ownership dwellings were on average higher than those taken out by non Key Worker households.  Half 

of all Key Worker households had mortgages in excess of £100,000 for their shared ownership 

dwellings while this was the case for less than 30% of non Key Worker households.   

Figure 136 
Mortgage for Key Workers (Source: University of St Andrews CORE 
Records 2005-2008) 

 

Figure 137 
Mortgage for Non Key Workers (Source: University of St Andrews 
CORE Records 2005-2008 
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Housing Requirements of Key Workers: 
Summary of Key Points 

 16,500 Key Workers have had their applications to be on the waiting list for dedicated schemes approved in the 

period April 2006 – May 2008.   

 Education and health sector workers form over three quarters of all approved applications for Key Workers housing 

schemes 

 Almost half of all Key Worker housing applicants currently live in the private rent sector while another 29% are 

currently living with families or friends. 

 Half of all Key Worker households seeking low cost housing have household incomes of £20,000-£30,000.  It is also 

the case the 16% have household income of over £40,000.  

 In total around 2,750 Key Worker households moved in the shared ownership sector in London between April 2005 

and March 2008.  

 Nearly a quarter of Key Worker households moving in the shared ownership sector had at some stage been owner 

occupiers in the past.   

 Half of all Key Worker households had mortgages in excess of £100,000 for their shared ownership dwellings.   
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Appendix A: Housing Market Model Technical Report 

A.1 For any housing market assessment, the key or core issues are: 

 How many additional units are required? 

 How many additional units should be affordable homes? 

 For what type of open-market housing is there demand? 

 How will ‘demand’ and ‘need’ change over time? 

A.2 The ORS Housing Market Model addresses these issues by analysing the whole housing market.  

Instead of focusing only or primarily upon poorer households and social sector need, it interprets the 

interaction of requirement and supply across all sectors of the housing market.  Social sector needs are 

interpreted within the context of market housing demands.  This takes account of the interaction of 

effective and ineffective demands and needs, and the likely supply from the range of properties 

vacated within the existing stock. 

A.3 The Model interprets the market dynamically – by likening the interchange between households and 

vacancies to “musical chairs”.  The “musical chairs” analogy brings out the dynamic relation between 

requirement and supply – most households find suitable vacancies only because others move or suffer 

dissolution.  In this context, the Model is primarily concerned with households likely to (or that 

otherwise need to) move.  Of course, some households likely to stay in their current home may still 

have housing needs that should be addressed – but, by definition, the appropriate solutions for such 

problems will be provided in-situ and will therefore not impact on the mix of additional housing 

provision. 

A.4 Whether households want or need to move, and what housing is appropriate for them, depends upon 

their characteristics, requirements and current accommodation.  Effective demand is driven primarily 

by choice – nonetheless, even well-off households can find accommodation only if suitable vacancies 

arise.  On the other hand, housing need is considered objectively – by evaluating households’ current 

housing circumstances alongside their ability to afford local housing to establish a realistic assessment 

of housing need. 

A.5 Through analysing the creation and take-up of vacancies the Model recognises that it is only because 

some households wish to and do move that others can find suitable homes.  Nevertheless, the lack of 

suitable existing housing does not constrain the allocation process – for the mix of housing required by 

all households (including those currently without housing and unable to afford) is analysed, and it is the 

shortfalls identified in the existing stock that determine the mix of new housing required. 

A.6 The elements of housing need and demand are detailed in Figure 138. 
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Figure 138 
Derivation of Elements of Housing Need and Demand 

Element Derivation 

Effective demand from  
established households 

Profile A1 

The future projection for this flow is based on expectations of existing households 
moving within the region over the next 12 months. 

Households are only counted if they are able to afford to buy or rent market housing, 
therefore by definition all will require market housing. 

Size of property required is based on household expectations in the context of expressed 
demand. 

Established households  
currently in need 

Profile A2 

Households currently living in unsuitable housing that need to move to resolve their 
housing problems and cannot afford to buy or rent market housing (including homeless 
households temporarily accommodated in PSL housing). 

By definition, all households require affordable housing – but the split between 
intermediate and social rent is based on affordability. 

The size of property required is based on household composition. 

It is assumed that the identified existing need is addressed over a 10-year period, 
therefore 10% of the total is counted annually. 

Newly arising need from  
established households 

Profile A3 

The future projection for this flow is based on recent trend figures for the last 12 
months. 

Households currently living in unsuitable housing who were suitably housed one-year 
ago are assumed to constitute new need during the period, together with households 
who were forced to move during the period and were re-housed in affordable housing 
due to a problem that would have not been identified 12 months ago. 

By definition, all households require affordable housing – but the split between 
intermediate and social rent is based on affordability. 

The size of property required is based on household composition. 

Hidden households emerging 
as new households 

Profile B1 

The future projection for this flow is based on the changes in age structure coupled with 
demographic headship rates by age.  The figure only includes newly forming households 
from host households in the region. 

Households are allocated to market, intermediate or social housing on the basis of 
affordability. 

Size of property required is based on trends in terms of the number of bedrooms in 
properties occupied by recent newly forming households. 

Backlog of hidden 
households needing to 

emerge as new households 

Profile B2 

The overall number of hidden households within this group is based on demographic 
headship rates by age.  The figure only includes newly forming households that need to 
form from host households in the region. 

The size of property required and the allocation to intermediate or social housing are 
therefore based on the distribution of newly forming households successfully accessing 
affordable housing. 

It is assumed that the identified existing need is addressed over a 10-year period, 
therefore 10% of the total is counted annually. 

Homeless households 
housed in hostels and  
B&B accommodation 

Profile B3 

Households currently living in communal housing that require re-housing in traditional 
housing. 

It is assumed that the identified existing need is addressed over a 10-year period, 
therefore 10% of the total is counted annually. 

In-migrant households  
to the region 

Profile C 

The future projection for this flow is based on recent trend figures for the last 12 
months, with future projections adjusted on the basis of current GLA data. 

Households are allocated to market, intermediate or social housing on the basis of 
affordability. 

Size of property required is based on trends in terms of the number of bedrooms in 
properties occupied by recent in-migrant households. 
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A.7 The extent to which the market clears depends upon the match or mismatch between the households 

seeking housing, on the one hand, and the available stock, on the other.  The sources of housing supply 

are detailed in Figure 139. 

Figure 139 
Derivation of Elements of Housing Supply 

Element Derivation 

Property vacated by 
established households 

moving home 

Profile E 

The future projection for this flow is determined by the three flows of established 
households considered within the elements of housing need and demand: 

– Established households currently in need; 

– Newly arising need from established households; and 

– Effective demand from established households. 

All established households moving are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and 
number of bedrooms in the current home, i.e. the property being vacated. 

Property vacated following 
household dissolution due to 
death or household merging 

Profile F 

The future projection for this flow is based on the structure of individual households 
coupled with survival rate statistics supplied by the GLA.  Each household is allocated a 
probability of survival such that a residual probability of dissolution can be derived. 

All households identified as moving to “live with” another household, moving to 
communal housing or otherwise no longer requiring independent housing are also 
counted as vacating their current home. 

The type and size of property counted within the supply is based on the actual type and 
number of bedrooms in the current home, i.e. the property being vacated. 

Property vacated by  
out-migrant households 

leaving the sub-region 

Profile G 

The future projection for this flow is based on expectations of existing households 
moving away from the sub-region over the next 12 months, with future projections 
adjusted on the basis of current GLA data. 

All out-migrant households are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and 
number of bedrooms in the current home, i.e. the property being vacated. 

 

A.8 Of course, new housing development and property conversions will also contribute to housing supply in 

the sub-region – but these components are not considered by the Model, for it is seeking to understand 

how the existing housing stock will (or more importantly will not) be able to house future households in 

the area. 

A.9 To do this, the Model notionally assigns – or matches – available housing to households.  Through 

matching gross housing requirements with supply (vacancies created), the model identifies net housing 

requirements – i.e. those households who are unlikely to find suitable housing within the existing 

housing stock.  Such an approach was recognised by Bramley and Pawson (2000) in the DETR Good 

Practice Guidance, where it was noted that: 

The value of this approach is that it makes the connections between what is happening in the 

private sector and the social sector explicit.  It keeps track of households, who can’t just disappear 

without trace, and draws particular attention to the roles of migration. 
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A.10 Such an approach has subsequently been adopted by DTZ Pieda Consulting in the “Housing Market 

Assessment Manual” produced for the Office of the Deputy Prime Minister (ODPM) – where the 

supply/demand dynamic between households and dwellings is considered at various levels of 

abstraction. 

A.11 The key stages of the model can be summarised as follows: 

 Gross Housing Requirement [Profile D] =  Established Households [Profile A] +  

  New Households [Profile B] +  

  In-migrant Households [Profile C] 

 Housing Supply [Profile H] = Established Households [Profile E] + 

  Household Dissolution [Profile F] + 

  Out-migrant Households [Profile G] 

 Net Housing Requirement [Profile I] = Gross Housing Requirement [Profile D] - 

  Housing Supply [Profile H] 
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Assessing Affordability 

A.12 Household affordability critically underpins the housing requirement analysis – determining both the 

ability to afford market housing (and be an effective housing demand) and the inability to afford 

market housing (and be a real housing need).  Affordability is a complex issue and can be assessed in a 

number of different ways, but each method depends on common factors that are crucial to the 

analysis.  The affordability of any particular household will depend on the relationship between: 

 The cost of appropriate local housing, and 

 The amount that the household is able to afford. 

A.13 Having established the cost of local rented housing, it is also important to consider amount that 

households are able to afford.  The National Housing Federation have traditionally promoted that it is 

appropriate for households to spend up to 30% of their net income on rent or mortgage payments, and 

in providing affordable housing, Local Authorities and RSLs have often based affordability tests on this 

relatively straight-forward calculation.  Nevertheless, whilst this may be suitable for households 

expecting to pay relatively low rents in the social sector, the implications become somewhat unrealistic 

in considering the payments for more expensive properties in the private sector. 

A.14 The London Housing Federation “Mind the Gaps” document recognises that households may be 

expected to contribute as much as 50% of net income towards their total housing costs – noting that it 

is not the proportion of income that is the over-riding factor, but that the most important consideration 

is the amount of residual income available after the identified costs have been paid. 

A.15 The affordability tests used for the study seek to ensure that households are not committed beyond 

their means, but do not allocate affordable housing to households who are realistically able to afford 

housing in the private sector. 

Assessing Affordability for Owner Occupation 

A.16 In terms of the affordability assessment for owner-occupiers, whilst private renters will be expected to 

meet recurring costs each week or month it is accepted that owner occupiers will normally rely upon a 

loan or mortgage from a building society or other lender.  Therefore, in the context of owner 

occupation, it is important that the householder is not only able to afford the repayments of such a 

loan but that also such a loan is accessible to that household.  For this reason, a mortgage multiplier is 

normally applied to determine the amount households are able to afford when considering home 

purchase. 

A.17 The assessment of mortgage eligibility adopted for this analysis is consistent with the method used for 

the Greater London Housing Requirement Study 2004 to ensure that results remain comparable.  

Households are assumed to be able to borrow up to 3.5x their main income in addition to 1.0x any 

secondary income.  Where households do not have a 10% deposit or where the primary income is 

below £15,000 per annum, the primary multiplier is restricted to 3.0x the main income – which is 

particularly relevant in the current financial climate, where mortgage lenders are becoming increasingly 

reluctant to lend to borrowers without existing equity or other significant deposit available. 

A.18 In addition to the mortgage eligibility, it is also important that the assessment of affordability for owner 

occupation considers other household resources, including: 

 Savings; 
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 Debts; 

 Equity (positive or negative) from current home (for current owners); as well as the 

 Amount that can be borrowed. 

A.19 Perhaps the most important additional resource is any equity that a household may have in their 

existing home because, whilst the early years of a mortgage may not impact significantly on the 

amount of capital repaid, increases in house prices can bring significant additional resources. 

A.20 In summary, the amount affordable for owner-occupation is therefore: savings minus debts plus/minus 

positive/negative equity plus the borrowable amount. 

Assessing Affordability for Weekly Rent 

A.21 Unlike with owner-occupation, the rental market does not require a single capital payment to be made 

upfront that has to be funded from a source such as a mortgage.  Instead, it is based exclusively on a 

recurring payment taken from the individual household budget.  The assessment for rent has been 

based upon that proposed in the Practice Guidance, with 25% of household gross income assumed to 

be available for rent. 

A.22 In practice, the use of gross income (as oppose to the net income) reduces the assumed payments for 

lower income households – because they are typically liable for less deductions (such as income tax and 

national insurance) from their income.  Where households have no deductions from their earnings, 

they are assumed to pay only 25% of their net income on housing cost – but this increases to a 

maximum contribution of 31.5% of net income for those households earning up to £15,000 gross. 

A.23 Previous guidance for Assessing Local Housing Needs published by the DETR in 2000 recognised that 

there was significant scope for improving assessments based on affordability ratios, noting that: 

This approach can be made more sophisticated in a number of ways. In particular, it can 

incorporate the concept of residual income; that is, the amount of income a household has to live on 

after meeting their housing costs. The more residual income, the higher the affordability ratio which 

is bearable – housing costs equating to, say, 30 per cent of net income are more of a realistic 

possibility for a household with an income of £30,000 than for one with an income of £15,000.  

Residual income calculations normally start from net income and take account of the number and 

age of household members supported by a given income. This is done through the application of an 

‘income equivalence scale’; examples of such scales include the McClements (1977) scale … Thus, a 

‘net equivalent income’ can be calculated for each household concerned and this figure (rather than 

the unadjusted household income) is fed into the affordability calculation. (DETR 2000, p58) 

A.24 The Greater London Housing Requirement Study 2004 developed the use of the McClements 

equivalence scale in relation to assessing housing need, as a more sophisticated (and realistic) 

assessment process. 

A.25 Therefore, whilst the core affordability analysis is based on 25% of household gross income being paid 

on housing costs, this amount is reduced for households with dependents using the McClements 

equivalence scale.  Conversely, for households with higher incomes the amount is increased up to a 

maximum of 30% of household gross income for households with incomes of £40,000 or more. 
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Understanding the Required Housing Mix 

Type of Housing Required 

A.26 The following section provides detailed outputs from the Housing Market Model.  In considering the 

projected flows of housing need, demand and supply, we can determine the likely pressure placed 

upon the dwelling stock – and the implicit requirement for additional housing provision. 

A.27 In seeking to understand the required housing mix, household affordability has been grouped into 

three classifications – Market Housing, Intermediate Housing and Social Rented Housing – in the 

context of the following statements from PPS3: 

Affordable housing is: 

Affordable housing includes social rented and intermediate housing, provided to specified eligible 

households whose needs are not met by the market.  Affordable housing should: 

 Meet the needs of eligible households including availability at a cost low enough for 

them to afford, determined with regard to local incomes and local house prices. 

 Include provision for the home to remain at an affordable price for future eligible 

households or, if these restrictions are lifted, for the subsidy to be recycled for 

alternative affordable housing provision. 

Social rented housing is: 

Rented housing owned and managed by local authorities and registered social landlords, for which 

guideline target rents are determined through the national rent regime. The proposals set out in the 

Three Year Review of Rent Restructuring (July 2004) were implemented as policy in April 2006. It 

may also include rented housing owned or managed by other persons and provided under 

equivalent rental arrangements to the above, as agreed with the local authority or with the Housing 

Corporation as a condition of grant. 

Intermediate affordable housing is: 

‘Housing at prices and rents above those of social rent, but below market price or rents, and which 

meet the criteria set out above. These can include shared equity products (e.g. HomeBuy), other low 

cost homes for sale and intermediate rent 

The definition does not exclude homes provided by private sector bodies or provided without grant 

funding.  Where such homes meet the definition above, they may be considered, for planning 

purposes, as affordable housing.  Whereas, those homes that do not meet the definition, for 

example, ‘low cost market’ housing, may not be considered, for planning purposes, as affordable 

housing. 

There is further guidance on eligibility for affordable housing, recycling of subsidy, specific features 

of social rented and intermediate affordable housing and the application of the affordable housing 

definition, in particular with regard to the extent to which non-grant funded and private sector low 

cost housing products meet the definition in the Affordable Housing Policy Statement. 
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A.28 In allocating households to specific types of housing, the key determining factor is affordability: 

 Social Rented Housing – for those households unable to afford any more than target social 

rents; 

 Intermediate Housing – for those households able to afford more than target social rents, but 

unable to afford to buy owner-occupied housing and unable to afford to rent privately at rents 

at the market rent threshold; and 

 Market Housing – for those households able to afford to buy owner-occupied housing or able 

to afford to rent privately at rents at or above the market rent threshold. 

A.29 Therefore, the gross requirement for Intermediate Housing constitutes households who cannot afford 

threshold prices for market housing (i.e. they can’t afford to pay lowest quartile rents in the private 

sector or lowest quartile purchase prices) but can afford more than target social rents. 

A.30 When considering the appropriate housing supply, the following sources of supply are considered: 

 Social Rented Housing – social housing provided to rent from local authorities and Registered 

Social Landlords; 

 Intermediate Housing – dedicated intermediate housing products (such as shared ownership, 

discount market sale, sub-market rent, etc.) and housing in the private rented sector with rents 

below the market rent threshold (i.e. within the lowest quartile); and 

 Market Housing – owner-occupied housing and housing in the private rented sector. 

A.31 It is worth noting that the supply of Intermediate Housing from within the existing stock constitutes 

both existing Intermediate Housing products (such as shared ownership) likely to be vacated, and also 

housing in the private rented sector that costs less than the threshold prices for market housing (i.e. 

housing with rents in the lowest quartile).  Whilst this housing is not controlled, it is “affordable” (in the 

English language meaning) to households allocated to the Intermediate Housing requirement – so this 

supply is offset against the gross Intermediate Housing requirement when calculating the net 

Intermediate Housing requirement within the modelling analysis.  This approach is consistent with the 

Practice Guidance, which recognises the need to understand how the private rented sector is 

contributing to satisfying housing need. 

A.32 The net requirement for Intermediate Housing constitutes those households identified within the gross 

Intermediate Housing requirement who are unlikely to be able to find an home within the existing 

housing stock at a price they could afford – so in providing additional housing for them, the housing 

would have to cost less than the threshold prices for market housing (though more than target social 

rents).  To ensure that the new housing meets the needs of these households, it would have to be 

provided as Intermediate Affordable Housing (as set out in PPS3) – for any new private rented housing 

would not have rents within the lowest quartile unless they were controlled. 
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Profile A1: Effective Demand from Established Households 

 

Figure 140 
Projected Level of Effective Demand from Established Households (Source 1: ORS Housing Market Model, Greater London Strategic Housing 
Market Assessment 2008.  Source 2: Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Change in Households 
relative to Base Year 1 

Increase in Household 
Headship Rate 2 

Total  
Household Formations 

Base Year    

2001-02 1.000 1.000 114,995 3 

Projection Period    

2007-08 1.040 1.028 122,952 

2008-09 1.050 1.033 124,785 

2009-10 1.061 1.039 126,701 

2010-11 1.072 1.044 128,681 

2011-12 1.083 1.049 130,615 

2012-13 1.095 1.053 132,579 

2013-14 1.106 1.058 134,589 

2014-15 1.118 1.063 136,644 

2015-16 1.130 1.068 138,743 

2016-17 1.142 1.072 140,887 

10-year Total 2007-17 - -  1,317,175  

Figure 141 
10-year Gross Housing Requirement by Housing Type and Size: Effective Demand from Established Households (Source: ORS Housing Market 
Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 16.7% 0.0% 0.0% 16.7% 

2 bedrooms 33.6% 0.0% 0.0% 33.6% 

3 bedrooms 35.0% 0.0% 0.0% 35.0% 

4 bedrooms 10.4% 0.0% 0.0% 10.4% 

5+ bedrooms 4.4% 0.0% 0.0% 4.4% 

Total 100.0% 0.0% 0.0% 100.0% 

10-year Gross Requirement     

1 bedroom 219,491 - - 219,491 

2 bedrooms 441,995 - - 441,995 

3 bedrooms 461,662 - - 461,662 

4 bedrooms 136,640 - - 136,640 

5+ bedrooms 57,387 - - 57,387 

Total 1,317,175 - - 1,317,175 

  

The future projection for this flow is based on expectations of existing households moving within the region over the 

next 12 months.  

Households are only counted if they are able to afford to buy or rent market housing, therefore by definition all will 

require market housing. 

Size of property required is based on the number bedrooms households can afford and expect to have when they move. 
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Profile A2: Established Households Currently in Need 

 

Figure 142 
Number of Established Households in Housing Need (Source: ORS Housing Market Model, Greater London Strategic Housing Market Assessment 
2008.  Note: Figures may not sum due to rounding) 

Factor 
Number of  
Households 

Backlog of established households identified at the original base date of June 2002 
(including households housed in PSL housing) 163,532 

Less backlog assumed to be addressed during the period June 2002 to March 2007 
(Note that some of these households may have received financial support through Housing Benefit  

to enable them to live in the private rented sector whilst others may have been  
rehoused in temporary housing, so their needs are now counted elsewhere in the model) 

(77,678) 

Plus additional households previously assessed as being able to afford  
but not able to afford based on updated affordability analysis,  

who have not resolved their housing problems during the period June 2002 to March 2007  
1,639 

Plus increase in households housed temporarily in PSL housing between June 2002 and March 2007 19,410 

Plus increase in households dependent on Housing Benefit support in the Private Rented Sector  
between June 2002 and March 2007  

53,400 

Backlog of hidden households at the base date for this study of March 2007 160,303 

Amortisation rate 10% 

Annual requirement 16,030 

10-year Requirement  160,303  

Figure 143 
10-year Gross Housing Requirement by Housing Type and Size: Established Households in Housing Need (Source: ORS Housing Market Model, 
Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 0.0% 4.4% 23.6% 27.9% 

2 bedrooms 0.0% 5.1% 25.6% 30.7% 

3 bedrooms 0.0% 3.4% 20.0% 23.4% 

4 bedrooms 0.0% 3.0% 10.0% 13.1% 

5+ bedrooms 0.0% 1.3% 3.6% 4.9% 

Total 0.0% 17.2% 82.8% 100.0% 

10-year Gross Requirement     

1 bedroom - 7,006 37,768 44,774 

2 bedrooms - 8,246 40,988 49,234 

3 bedrooms - 5,395 32,067 37,462 

4 bedrooms - 4,821 16,107 20,928 

5+ bedrooms - 2,060 5,846 7,905 

Total - 27,527 132,776 160,303 

  

Households currently living in unsuitable housing that need to move to resolve their housing problems and cannot 

afford to buy or rent market housing (including homeless households temporarily accommodated in PSL housing).  

By definition, all households require affordable housing – but the split between intermediate and social rent is based on 

affordability.   The size of property required is based on household composition. 

It is assumed that the identified existing need is addressed over a 10-year period, therefore 10% of the total is counted 

annually. 
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Profile A3: Newly Arising Need from Established Households 

 

Figure 144 
Projected Level of Newly Arising Need from Established Households (Source 1: ORS Housing Market Model, Greater London Strategic Housing 
Market Assessment 2008.  Source 2: Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Change in Households 
relative to Base Year 1 

Increase in Household 
Headship Rate 2 

Total  
Household Formations 

Base Year    

2001-02 1.000 1.000 7,340 3 

Projection Period    

2007-08 1.040 1.028 7,848 

2008-09 1.050 1.033 7,965 

2009-10 1.061 1.039 8,087 

2010-11 1.072 1.044 8,214 

2011-12 1.083 1.049 8,337 

2012-13 1.095 1.053 8,462 

2013-14 1.106 1.058 8,591 

2014-15 1.118 1.063 8,722 

2015-16 1.130 1.068 8,856 

2016-17 1.142 1.072 8,993 

10-year Total 2007-17 - -  84,074  

Figure 145 
10-year Gross Housing Requirement by Housing Type and Size: Newly Arising Need from Established Households (Source: ORS Housing Market 
Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 0.0% 6.8% 17.4% 24.2% 

2 bedrooms 0.0% 8.0% 22.0% 29.9% 

3 bedrooms 0.0% 5.2% 20.7% 25.9% 

4 bedrooms 0.0% 4.7% 10.0% 14.7% 

5+ bedrooms 0.0% 2.0% 3.3% 5.3% 

Total 0.0% 26.6% 73.4% 100.0% 

10-year Gross Requirement     

1 bedroom - 5,687 14,665 20,352 

2 bedrooms - 6,695 18,466 25,161 

3 bedrooms - 4,380 17,407 21,787 

4 bedrooms - 3,914 8,406 12,320 

5+ bedrooms - 1,672 2,782 4,454 

Total - 22,347 61,726 84,074 

  

The future projection for this flow is based on recent trend figures for the last 12 months. 

Households currently living in unsuitable housing who were suitably housed one-year ago are assumed to constitute 

new need during the period, together with households who were forced to move during the period and were re-housed 

in affordable housing due to a problem that would have not been identified 12 months ago. 

By definition, all households require affordable housing – but the split between intermediate and social rent is based on 

affordability.  The size of property required is based on household composition. 
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Profile A: Gross Housing Requirements from Established Households 

 

Figure 146 
10-year Gross Housing Requirement by Housing Type and Size: Established Households (Source: ORS Housing Market Model, Greater London 
Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

A1: Effective Demand from Established Households    

1 bedroom 219,491 - - 219,491 

2 bedrooms 441,995 - - 441,995 

3 bedrooms 461,662 - - 461,662 

4 bedrooms 136,640 - - 136,640 

5+ bedrooms 57,387 - - 57,387 

Total 1,317,175 - - 1,317,175 

A2: Established Households in Housing Need    

1 bedroom - 7,006 37,768 44,774 

2 bedrooms - 8,246 40,988 49,234 

3 bedrooms - 5,395 32,067 37,462 

4 bedrooms - 4,821 16,107 20,928 

5+ bedrooms - 2,060 5,846 7,905 

Total - 27,527 132,776 160,303 

A3: Established Households Falling into Need    

1 bedroom - 5,687 14,665 20,352 

2 bedrooms - 6,695 18,466 25,161 

3 bedrooms - 4,380 17,407 21,787 

4 bedrooms - 3,914 8,406 12,320 

5+ bedrooms - 1,672 2,782 4,454 

Total - 22,347 61,726 84,074 

10-year Gross Requirement     

1 bedroom 219,491 12,693 52,433 284,617 

2 bedrooms 441,995 14,941 59,454 516,390 

3 bedrooms 461,662 9,775 49,474 520,911 

4 bedrooms 136,640 8,735 24,513 169,888 

5+ bedrooms 57,387 3,732 8,628 69,747 

Total 1,317,175 49,874 194,502 1,561,551 

  

The future projection for this flow is determined by the three flows of established households considered within the 

elements of housing need and demand: 

A1: Effective demand from Established Households;  

A2: Established Households in Housing Need; and 

A3: Established Households Falling into Need. 
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Profile B1: Hidden Households Emerging as New Households 

 

Figure 147 
Projected Number of Newly Forming Households (Source 1: ORS Housing Market Model, Greater London Strategic Housing Market Assessment 
2008.  Source 2: Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Change in Households 
relative to Base Year 1 

Increase in Household 
Headship Rate 2 

Total  
Household Formations 

Base Year    

2001-02 1.000 1.000 72,392 3 

Projection Period    

2007-08 1.040 1.028 77,401 

2008-09 1.050 1.033 78,555 

2009-10 1.061 1.039 79,761 

2010-11 1.072 1.044 81,008 

2011-12 1.083 1.049 82,226 

2012-13 1.095 1.053 83,462 

2013-14 1.106 1.058 84,727 

2014-15 1.118 1.063 86,021 

2015-16 1.130 1.068 87,342 

2016-17 1.142 1.072 88,692 

10-year Total 2007-17 - -  829,194  

Figure 148 
10-year Gross Housing Requirement by Housing Type and Size: Newly Forming Households (Source: ORS Housing Market Model, Greater London 
Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 13.0% 12.8% 16.1% 41.9% 

2 bedrooms 17.7% 6.3% 15.6% 39.6% 

3 bedrooms 9.0% 3.4% 1.1% 13.6% 

4 bedrooms 0.7% 0.6% 1.2% 2.5% 

5+ bedrooms 0.5% 1.5% 0.4% 2.4% 

Total 40.9% 24.6% 34.5% 100.0% 

10-year Gross Requirement     

1 bedroom 107,908 105,990 133,653 347,551 

2 bedrooms 146,490 52,306 129,404 328,200 

3 bedrooms 74,677 28,522 9,371 112,570 

4 bedrooms 6,012 4,718 10,176 20,907 

5+ bedrooms 4,077 12,779 3,111 19,967 

Total 339,164 204,315 285,715 829,194 

  

The future projection for this flow is based on recent trend figures for the last 12 months.  The figure only includes newly 

forming households from host households in the region. 

Households are allocated to market, intermediate or social housing on the basis of affordability. 

Size of property required is based on trends in terms of the number of bedrooms in properties occupied by recent newly 

forming households. 
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Profile B2: Backlog of Hidden Households Needing to Emerge as New Households 

 

Figure 149 
Number of Additional Hidden Households Needing to Emerge as New Households (Source: ORS Housing Market Model, Greater London Strategic 
Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Factor 
Number of  
Households 

Backlog of hidden households identified at the original base date of June 2002 
86,940 

Less backlog assumed to be addressed during the period June 2002 to March 2007 
(Note that some of these households may have received financial support through Housing Benefit  

to enable them to live in the private rented sector whilst others may have been  
rehoused in temporary housing, so their needs are now counted elsewhere in the model) 

(41,296) 

Plus shortfall in housing provision assumed to be suppressed household formation  
(as migration is controlled based on trend data and household dissolution will be typically not be driven by 

demographic factors rather than housing availability) 
14,800 

Backlog of hidden households at the base date for this study of March 2007 60,443 

Amortisation rate 10% 

Annual requirement 6,044 

10-year Requirement  60,443  

Figure 150 
10-year Gross Housing Requirement by Housing Type and Size: Additional Hidden Households Needing to Emerge (Source: ORS Housing Market 
Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 0.0% 21.4% 27.4% 48.9% 

2 bedrooms 0.0% 10.6% 26.6% 37.2% 

3 bedrooms 0.0% 5.8% 1.9% 7.7% 

4 bedrooms 0.0% 1.0% 2.1% 3.0% 

5+ bedrooms 0.0% 2.6% 0.6% 3.2% 

Total 0.0% 41.3% 58.7% 100.0% 

10-year Gross Requirement     

1 bedroom - 12,956 16,591 29,547 

2 bedrooms - 6,394 16,064 22,458 

3 bedrooms - 3,486 1,163 4,650 

4 bedrooms - 577 1,263 1,840 

5+ bedrooms - 1,562 386 1,948 

Total - 24,975 35,468 60,443 

The overall number of hidden households within this group is based on demographic headship rates by age.  The figure 

only includes newly forming households that need to form from host households in the region. 

As these households have been unable to emerge as new households, it is assumed that they are unable to afford 

market housing.  The size of property required and the allocation to intermediate or social housing are therefore based 

on the distribution of newly forming households successfully accessing affordable housing. 

It is assumed that the identified existing need is addressed over a 10-year period, therefore 10% of the total is counted 

annually. 
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Profile B3: Homeless Households Housed in Hostels and B&B Accommodation 

 

Figure 151 
Resolving Housing Suitability Problems (Source: CLG P1E and HSSA returns, GLA “Silted Up” report.  Note: Figures may not sum due to rounding) 

Factor 
Number of  
Households 

Households accepted as statutorily homeless temporarily housed in Bed & Breakfast or hostel accommodation 
11,060 

Single people currently sleeping rough 
200 

Homeless households in voluntary hostel accommodation requiring move on accommodation 11,300 

Homeless Households not Housed in Traditional Housing 22,560 

Amortisation rate 10% 

Annual requirement 2,256 

10-year Requirement  22,560  

Figure 152 
10-year Gross Housing Requirement by Housing Type and Size: Homeless Households Housed in Hostels and B&B Accommodation (Source: ORS 
Housing Market Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 0.0% 0.0% 49.7% 49.7% 

2 bedrooms 0.0% 0.0% 24.8% 24.8% 

3 bedrooms 0.0% 0.0% 14.4% 14.4% 

4 bedrooms 0.0% 0.0% 7.8% 7.8% 

5+ bedrooms 0.0% 0.0% 3.3% 3.3% 

Total 0.0% 0.0% 100.0% 100.0% 

10-year Gross Requirement     

1 bedroom - - 11,217 11,217 

2 bedrooms - - 5,586 5,586 

3 bedrooms - - 3,254 3,254 

4 bedrooms - - 1,762 1,762 

5+ bedrooms - - 741 741 

Total - - 22,560 22,560 

  

Households currently living in communal housing that require re-housing in traditional housing. 

All households are allocated to social housing as no information is available about their affordability and this is the likely 

tenure for the majority of these households. 

It is assumed that the identified existing need is addressed over a 10-year period, therefore 10% of the total is counted 

annually. 
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Profile B: Gross Housing Requirements from New Households 

 

Figure 153 
10-year Gross Housing Requirement by Housing Type and Size: New Households (Source: ORS Housing Market Model, Greater London Strategic 
Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

B1: Hidden Households Emerging as New Households    

1 bedroom 107,908 105,990 133,653 347,551 

2 bedrooms 146,490 52,306 129,404 328,200 

3 bedrooms 74,677 28,522 9,371 112,570 

4 bedrooms 6,012 4,718 10,176 20,907 

5+ bedrooms 4,077 12,779 3,111 19,967 

Total 339,164 204,315 285,715 829,194 

B2: Backlog of Hidden Households Needing to Emerge as New Households   

1 bedroom - 12,956 16,591 29,547 

2 bedrooms - 6,394 16,064 22,458 

3 bedrooms - 3,486 1,163 4,650 

4 bedrooms - 577 1,263 1,840 

5+ bedrooms - 1,562 386 1,948 

Total - 24,975 35,468 60,443 

B3: Homeless Households Housed in Hostels and B&B Accommodation   

1 bedroom - - 11,217 11,217 

2 bedrooms - - 5,586 5,586 

3 bedrooms - - 3,254 3,254 

4 bedrooms - - 1,762 1,762 

5+ bedrooms - - 741 741 

Total - - 22,560 22,560 

10-year Gross Requirement     

1 bedroom 107,908 118,946 161,461 388,316 

2 bedrooms 146,490 58,699 151,054 356,244 

3 bedrooms 74,677 32,008 13,788 120,474 

4 bedrooms 6,012 5,295 13,201 24,508 

5+ bedrooms 4,077 14,341 4,238 22,656 

Total 339,164 229,290 343,743 912,197 

  

The future projection for this flow is determined by the three flows of new households considered within the elements 

of housing need and demand: 

B1: Hidden households emerging as new households; 

B2: Backlog of Hidden Households Needing to Emerge as New Households; and 

B3: Homeless households housed in hostels and B&B accommodation. 
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Profile C1: Gross Housing Requirements from In-migrant Households from elsewhere in the UK 

 

Figure 154 
Projected Number of In-migrant Households moving to elsewhere in the UK (Source 1: GLA Data Management and Analysis Group.  Source 2: 
Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Projected Number of  

UK In-migrant Persons 1 
Increase in Household 

Headship Rate 2 
Total  

Households 

Base Year    

2001-02 156,000 1.000 51,005 3 

Projection Period    

2007-08 162,000 1.028 54,436 

2008-09 162,000 1.033 54,721 

2009-10 162,000 1.039 55,009 

2010-11 162,000 1.044 55,300 

2011-12 162,000 1.049 55,544 

2012-13 162,000 1.053 55,791 

2013-14 162,000 1.058 56,040 

2014-15 162,000 1.063 56,292 

2015-16 162,000 1.068 56,545 

2016-17 162,000 1.072 56,801 

10-year Total 2007-17 1,620,000 -  556,480  

Figure 155 
10-year Gross Housing Requirement by Housing Type and Size: In Migrant Households from elsewhere in the UK (Source: ORS Housing Market 
Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 23.4% 4.2% 5.9% 33.5% 

2 bedrooms 14.0% 9.7% 9.5% 33.2% 

3 bedrooms 13.9% 3.2% 2.2% 19.2% 

4 bedrooms 2.8% 4.3% 3.5% 10.5% 

5+ bedrooms 0.0% 2.7% 0.8% 3.5% 

Total 54.1% 24.1% 21.8% 100.0% 

10-year Gross Requirement     

1 bedroom 130,199 23,127 32,986 186,313 

2 bedrooms 78,041 54,184 52,735 184,960 

3 bedrooms 77,258 17,783 12,062 107,103 

4 bedrooms 15,469 23,654 19,251 58,375 

5+ bedrooms 0 15,182 4,549 19,731 

Total 300,968 133,930 121,582 556,480 

The future projection for this flow is based on recent trend figures for the last 12 months from the household survey, 

with projections adjusted on the basis of GLA population forecasts. 

Note that migrants to communal housing (such as students) and people joining other established households in the 

region are not counted, as they do not contribute to the overall housing requirement. 

Households are allocated to market, intermediate or social housing on the basis of affordability. 

Size of property required is based on trends in terms of the number of bedrooms in properties occupied by recent in-

migrant households. 
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Profile C2: Gross Housing Requirements from In-migrant Households from overseas 

 

Figure 156 
Projected Number of In-migrant Households moving from overseas (Source 1: GLA Data Management and Analysis Group.  Source 2: Derived from 
CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Projected Number of  

UK In-migrant Persons 1 
Increase in Household 

Headship Rate 2 
Total  

Households 

Base Year    

2001-02 208,200 1.000 63,598 3 

Projection Period    

2007-08 176,000 1.028 55,254 

2008-09 176,000 1.033 55,543 

2009-10 176,000 1.039 55,835 

2010-11 176,000 1.044 56,130 

2011-12 176,000 1.049 56,379 

2012-13 176,000 1.053 56,629 

2013-14 176,000 1.058 56,882 

2014-15 176,000 1.063 57,137 

2015-16 176,000 1.068 57,395 

2016-17 176,000 1.072 57,654 

10-year Total 2007-17 1,760,000 -  564,840  

Figure 157 
10-year Gross Housing Requirement by Housing Type and Size: In Migrant Households from overseas (Source: ORS Housing Market Model, 
Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 17.5% 7.0% 17.3% 41.8% 

2 bedrooms 20.2% 7.0% 2.3% 29.6% 

3 bedrooms 8.6% 6.7% 2.3% 17.6% 

4 bedrooms 3.1% 0.8% 3.1% 7.0% 

5+ bedrooms 0.5% 2.0% 1.6% 4.1% 

Total 49.9% 23.4% 26.7% 100.0% 

10-year Gross Requirement     

1 bedroom 98,800 39,418 97,877 236,096 

2 bedrooms 114,282 39,573 13,207 167,062 

3 bedrooms 48,600 37,594 13,262 99,456 

4 bedrooms 17,301 4,377 17,645 39,324 

5+ bedrooms 3,003 11,080 8,819 22,902 

Total 281,987 132,043 150,810 564,840 

The future projection for this flow is based on recent trend figures for the last 12 months from the household survey, 

with projections adjusted on the basis of GLA population forecasts. 

Note that migrants to communal housing (such as students) and people joining other established households in the 

region are not counted, as they do not contribute to the overall housing requirement. 

Households are allocated to market, intermediate or social housing on the basis of affordability. 

Size of property required is based on trends in terms of the number of bedrooms in properties occupied by recent in-

migrant households. 
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Profile C: Gross Housing Requirements from In-migrant Households 

 

Figure 158 
10-year Gross Housing Requirement by Housing Type and Size: In Migrant Households (Source: ORS Housing Market Model, Greater London 
Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Gross Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

C1: In-migrant Households from elsewhere in the UK   

1 bedroom 130,199 23,127 32,986 186,313 

2 bedrooms 78,041 54,184 52,735 184,960 

3 bedrooms 77,258 17,783 12,062 107,103 

4 bedrooms 15,469 23,654 19,251 58,375 

5+ bedrooms 0 15,182 4,549 19,731 

Total 300,968 133,930 121,582 556,480 

C2: In-migrant Households from Overseas   

1 bedroom 98,800 39,418 97,877 236,096 

2 bedrooms 114,282 39,573 13,207 167,062 

3 bedrooms 48,600 37,594 13,262 99,456 

4 bedrooms 17,301 4,377 17,645 39,324 

5+ bedrooms 3,003 11,080 8,819 22,902 

Total 281,987 132,043 150,810 564,840 

10-year Gross Requirement     

1 bedroom 229,000 62,545 130,863 422,409 

2 bedrooms 192,324 93,757 65,942 352,022 

3 bedrooms 125,858 55,377 25,324 206,558 

4 bedrooms 32,771 28,031 36,896 97,698 

5+ bedrooms 3,003 26,262 13,367 42,633 

Total 582,955 265,973 272,393 1,121,320 

  

The future projection for this flow is determined by the two flows of in migrant households considered within the 

elements of gross housing requirement: 

C1: Gross Housing Requirements from In-migrant Households moving from elsewhere in the UK; and 

C2: Gross Housing Requirements from In-migrant Households moving from overseas. 
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Profile D: Gross Housing Requirements 

 

Figure 159 
10-year Gross Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model, Greater London Strategic Housing Market 
Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

A: Gross Housing Requirements from Established Households   

1 bedroom 219,491 12,693 52,433 284,617 

2 bedrooms 441,995 14,941 59,454 516,390 

3 bedrooms 461,662 9,775 49,474 520,911 

4 bedrooms 136,640 8,735 24,513 169,888 

5+ bedrooms 57,387 3,732 8,628 69,747 

Total 1,317,175 49,874 194,502 1,561,551 

B: Gross Housing Requirements from New Households    

1 bedroom 107,908 118,946 161,461 388,316 

2 bedrooms 146,490 58,699 151,054 356,244 

3 bedrooms 74,677 32,008 13,788 120,474 

4 bedrooms 6,012 5,295 13,201 24,508 

5+ bedrooms 4,077 14,341 4,238 22,656 

Total 339,164 229,290 343,743 912,197 

C: Gross Housing Requirements from In-migrant Households   

1 bedroom 229,000 62,545 130,863 422,409 

2 bedrooms 192,324 93,757 65,942 352,022 

3 bedrooms 125,858 55,377 25,324 206,558 

4 bedrooms 32,771 28,031 36,896 97,698 

5+ bedrooms 3,003 26,262 13,367 42,633 

Total 582,955 265,973 272,393 1,121,320 

10-year Gross Requirement     

1 bedroom 556,399 194,184 344,757 1,095,342 

2 bedrooms 780,809 167,397 276,450 1,224,656 

3 bedrooms 662,197 97,160 88,586 847,943 

4 bedrooms 175,423 42,061 74,610 292,094 

5+ bedrooms 64,467 44,335 26,233 135,036 

Total 2,239,294 545,137 810,638 3,595,068 

  

The future projection for overall gross housing requirements is determined by the three primary flows of households 

considered within the elements of housing need and demand: 

A: Established households; 

B: New households; and 

C: In-migrant households to the sub-region. 
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Profile E1: Dwellings Vacated by Effective Demand from Established Households 

 

Figure 160 
Projected Level of Effective Demand from Established Households (Source 1: ORS Housing Market Model, Greater London Strategic Housing 
Market Assessment 2008.  Source 2: Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Change in Households 
relative to Base Year 1 

Increase in Household 
Headship Rate 2 

Total  
Households 

Base Year    

2001-02 1.000 1.000 114,995 3 

Projection Period    

2007-08 1.040 1.028 122,952 

2008-09 1.050 1.033 124,785 

2009-10 1.061 1.039 126,701 

2010-11 1.072 1.044 128,681 

2011-12 1.083 1.049 130,615 

2012-13 1.095 1.053 132,579 

2013-14 1.106 1.058 134,589 

2014-15 1.118 1.063 136,644 

2015-16 1.130 1.068 138,743 

2016-17 1.142 1.072 140,887 

10-year Total 2007-17 - -  1,317,175  

Figure 161 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated by Effective Demand from Established Households (Source: ORS Housing 
Market Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 21.1% 9.9% 2.8% 33.8% 

2 bedrooms 28.1% 3.7% 0.8% 32.6% 

3 bedrooms 21.3% 1.4% 0.5% 23.1% 

4 bedrooms 7.4% 0.1% 0.0% 7.5% 

5+ bedrooms 3.0% 0.0% 0.0% 3.0% 

Total 80.9% 15.1% 4.1% 100.0% 

10-year Supply     

1 bedroom 278,173 130,042 36,567 444,781 

2 bedrooms 370,620 48,775 10,656 430,051 

3 bedrooms 279,904 18,079 6,363 304,345 

4 bedrooms 97,305 1,547 0 98,853 

5+ bedrooms 39,145 0 0 39,145 

Total 1,065,147 198,443 53,585 1,317,175 

The future projection for this flow is based on expectations of existing households moving within the region over the 

next 12 months. 

Households are only counted if they are able to afford to buy or rent market housing, therefore by definition all will 

require market housing. 

All established households moving are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 
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Profile E2: Dwellings Vacated by Established Households Currently in Need 

 

Figure 162 
Number of Established Households in Housing Need (Source: ORS Housing Market Model, Greater London Strategic Housing Market Assessment 
2008.  Note: Figures may not sum due to rounding) 

Factor 
Number of  
Households 

Backlog of established households identified at the original base date of June 2002 
(including households housed in PSL housing) 163,532 

Less backlog assumed to be addressed during the period June 2002 to March 2007 
(Note that some of these households may have received financial support through Housing Benefit  

to enable them to live in the private rented sector whilst others may have been  
rehoused in temporary housing, so their needs are now counted elsewhere in the model) 

(77,678) 

Plus additional households previously assessed as being able to afford  
but not able to afford based on updated affordability analysis,  

who have not resolved their housing problems during the period June 2002 to March 2007  
1,639 

Plus increase in households housed temporarily in PSL housing between June 2002 and March 2007 19,410 

Plus increase in households dependent on Housing Benefit support in the Private Rented Sector  
between June 2002 and March 2007  

53,400 

Backlog of hidden households at the base date for this study of March 2007 160,303 

Amortisation rate 10% 

Annual requirement 16,030 

10-year Requirement  160,303  

Figure 163 
10-year Housing Supply by Housing Type and Size: Established Households in Housing Need (Source: ORS Housing Market Model, Greater London 
Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 5.1% 7.4% 20.6% 33.1% 

2 bedrooms 6.1% 6.7% 21.0% 33.8% 

3 bedrooms 5.4% 6.3% 13.0% 24.6% 

4 bedrooms 1.6% 1.6% 2.4% 5.6% 

5+ bedrooms 0.6% 1.6% 0.8% 3.0% 

Total 18.7% 23.5% 57.7% 100.0% 

10-year Supply     

1 bedroom 8,154 11,813 33,015 52,983 

2 bedrooms 9,721 10,726 33,690 54,138 

3 bedrooms 8,579 10,051 20,764 39,395 

4 bedrooms 2,575 2,606 3,769 8,950 

5+ bedrooms 1,011 2,542 1,284 4,837 

Total 30,041 37,739 92,523 160,303 

Households currently living in unsuitable housing that need to move to resolve their housing problems and cannot 

afford to buy or rent market housing (including homeless households temporarily accommodated in PSL housing).  

All established households moving are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 

It is assumed that the identified existing need is addressed over a 10-year period, therefore 10% of the total is counted 

annually. 
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Profile E3: Dwellings Vacated by Newly Arising Need from Established Households 

 

Figure 164 
Projected Level of Newly Arising Need from Established Households (Source 1: ORS Housing Market Model, Greater London Strategic Housing 
Market Assessment 2008.  Source 2: Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Change in Households 
relative to Base Year 1 

Increase in Household 
Headship Rate 2 

Total  
Households 

Base Year    

2001-02 1.000 1.000 7,340 3 

Projection Period    

2007-08 1.040 1.028 7,848 

2008-09 1.050 1.033 7,965 

2009-10 1.061 1.039 8,087 

2010-11 1.072 1.044 8,214 

2011-12 1.083 1.049 8,337 

2012-13 1.095 1.053 8,462 

2013-14 1.106 1.058 8,591 

2014-15 1.118 1.063 8,722 

2015-16 1.130 1.068 8,856 

2016-17 1.142 1.072 8,993 

10-year Total 2007-17 - -  84,074  

Figure 165 
10-year Housing Supply by Housing Type and Size: Newly Arising Need from Established Households (Source: ORS Housing Market Model, Greater 
London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 3.9% 11.7% 11.0% 26.6% 

2 bedrooms 8.5% 10.3% 11.5% 30.2% 

3 bedrooms 11.5% 16.0% 7.1% 34.6% 

4 bedrooms 1.6% 1.2% 0.8% 3.6% 

5+ bedrooms 0.5% 4.3% 0.2% 5.0% 

Total 25.9% 43.4% 30.7% 100.0% 

10-year Supply     

1 bedroom 3,285 9,817 9,266 22,368 

2 bedrooms 7,124 8,625 9,648 25,397 

3 bedrooms 9,633 13,414 6,010 29,056 

4 bedrooms 1,324 1,006 697 3,027 

5+ bedrooms 421 3,613 190 4,225 

Total 21,787 36,476 25,811 84,074 

The future projection for this flow is based on recent trend figures for the last 12 months. 

Households currently living in unsuitable housing who were suitably housed one-year ago are assumed to constitute 

new need during the period, together with households who were forced to move during the period and were re-housed 

in affordable housing due to a problem that would have not been identified 12 months ago. 

All established households moving are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 
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Profile E: Housing Supply from Dwellings Vacated by Established Households 

 

Figure 166 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated by Established Households Moving within the Region (Source: ORS Housing 
Market Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

E1: Dwellings Vacated by Effective Demand from Established Households   

1 bedroom 278,173 130,042 36,567 444,781 

2 bedrooms 370,620 48,775 10,656 430,051 

3 bedrooms 279,904 18,079 6,363 304,345 

4 bedrooms 97,305 1,547 0 98,853 

5+ bedrooms 39,145 0 0 39,145 

Total 1,065,147 198,443 53,585 1,317,175 

E2: Dwellings Vacated by Established Households Currently in Need   

1 bedroom 8,154 11,813 33,015 52,983 

2 bedrooms 9,721 10,726 33,690 54,138 

3 bedrooms 8,579 10,051 20,764 39,395 

4 bedrooms 2,575 2,606 3,769 8,950 

5+ bedrooms 1,011 2,542 1,284 4,837 

Total 30,041 37,739 92,523 160,303 

E3: Dwellings Vacated by Newly Arising Need from Established Households   

1 bedroom 3,285 9,817 9,266 22,368 

2 bedrooms 7,124 8,625 9,648 25,397 

3 bedrooms 9,633 13,414 6,010 29,056 

4 bedrooms 1,324 1,006 697 3,027 

5+ bedrooms 421 3,613 190 4,225 

Total 21,787 36,476 25,811 84,074 

10-year Supply     

1 bedroom 289,612 151,672 78,848 520,132 

2 bedrooms 387,466 68,126 53,994 509,586 

3 bedrooms 298,116 41,544 33,137 372,796 

4 bedrooms 101,205 5,160 4,466 110,830 

5+ bedrooms 40,577 6,156 1,474 48,206 

Total 1,116,975 272,657 171,919 1,561,552 

  

The future projection for this flow is determined by the three flows of established households considered within the 

elements of housing supply: 

E1: Dwellings vacated by established households currently in need; 

E2: Dwellings vacated by newly arising need from established households; and 

E3: Dwellings vacated by effective demand from established households. 
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Profile F: Property Vacated Following Household Dissolution 

 

Figure 167 
Projected Number of Household Dissolutions (Source 1: GLA Data Management and Analysis Group.  Source 2: London Household Survey 2002 
combined with survival rates from GLA Data Management and Analysis Group) 

Period 
Projected Number of  

Deaths 1 
Projected Total  

Relative to Base Year 
Total  

Household Dissolutions 

Base Year    

2001-02 61,935 1.000 29,737 2 

Projection Period    

2007-08 57,997 0.936 26,543 

2008-09 57,503 0.928 26,135 

2009-10 57,154 0.923 25,814 

2010-11 56,747 0.916 25,482 

2011-12 56,329 0.909 25,156 

2012-13 55,913 0.903 24,838 

2013-14 55,534 0.897 24,553 

2014-15 55,187 0.891 24,296 

2015-16 54,880 0.886 24,065 

2016-17 54,399 0.878 23,854 

10-year Total 2007-17 561,643 -  250,736  

Figure 168 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated following Household Dissolution (Source: ORS Housing Market Model, 
Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 7.4% 1.4% 29.9% 38.7% 

2 bedrooms 19.9% 1.2% 8.0% 29.1% 

3 bedrooms 22.5% 0.6% 5.5% 28.6% 

4 bedrooms 2.6% 0.2% 0.1% 3.0% 

5+ bedrooms 0.6% 0.0% 0.0% 0.6% 

Total 53.0% 3.5% 43.5% 100.0% 

10-year Supply     

1 bedroom 18,545 3,520 75,012 97,076 

2 bedrooms 49,846 3,106 20,036 72,988 

3 bedrooms 56,537 1,473 13,743 71,754 

4 bedrooms 6,586 591 273 7,450 

5+ bedrooms 1,450 13 4 1,468 

Total 132,965 8,704 109,067 250,736 

  

The future projection for this flow is based on the structure of individual households coupled with survival rate statistics 

provided by the GLA Data Management and Analysis Group.  Each household is allocated a probability of survival such 

that a residual probability of dissolution can be derived. 

All households identified as moving to “live with” another household, moving to communal housing or otherwise no 

longer requiring independent housing are counted with probability of dissolution for the household assumed to be 1.0. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 
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Profile G1: Housing Supply from Out-migrant Households Moving to Elsewhere in the UK 

 

Figure 169 
Projected Number of Out-migrant Households moving to elsewhere in the UK (Source 1: GLA Data Management and Analysis Group.  Source 2: 
Derived from CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Projected Number of  

UK Out-migrant Persons 1 
Increase in Household 

Headship Rate 2 
Projected UK Out-migrant 

Households 

Base Year    

2001-02 254,200 1.000 98,018 3 

Projection Period    

2007-08 248,585 1.028 98,513 

2008-09 248,552 1.033 99,015 

2009-10 249,134 1.039 99,769 

2010-11 249,387 1.044 100,399 

2011-12 252,764 1.049 102,208 

2012-13 265,215 1.053 107,720 

2013-14 267,973 1.058 109,326 

2014-15 266,970 1.063 109,405 

2015-16 266,709 1.068 109,790 

2016-17 266,990 1.072 110,403 

10-year Total 2007-17 2,582,279 -  1,046,548  

Figure 170 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated by Out-migrant Households moving to elsewhere in the UK (Source: ORS 
Housing Market Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 6.7% 5.6% 13.9% 26.2% 

2 bedrooms 18.4% 7.2% 5.0% 30.7% 

3 bedrooms 23.7% 3.8% 4.9% 32.4% 

4 bedrooms 4.5% 2.8% 0.4% 7.7% 

5+ bedrooms 3.0% 0.0% 0.0% 3.0% 

Total 56.3% 19.4% 24.2% 100.0% 

10-year Supply     

1 bedroom 70,283 59,020 145,277 274,580 

2 bedrooms 192,426 75,637 52,748 320,812 

3 bedrooms 248,121 40,107 51,355 339,583 

4 bedrooms 47,487 28,787 4,382 80,655 

5+ bedrooms 30,918 0 0 30,918 

Total 589,235 203,551 253,762 1,046,548 

  

The future projection for this flow is based on expectations of existing households moving away from the region to 

elsewhere in the UK over the next 12 months. 

All out-migrant households are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 
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Profile G2: Housing Supply from Out-migrant Households Moving Overseas 

 

Figure 171 
Projected Number of Out-migrant Households moving overseas (Source 1: GLA Data Management and Analysis Group.  Source 2: Derived from 
CLG Household Projections.  Source 3: Based on London Household Survey 2002) 

Period 
Projected Number of  

UK Out-migrant Persons 1 
Increase in Household 

Headship Rate 2 
Projected Overseas  

Out-migrant Households 

Base Year    

2001-02 109,500 1.000 39,357 3 

Projection Period    

2007-08 98,579 1.028 36,415 

2008-09 98,566 1.033 36,601 

2009-10 98,797 1.039 36,879 

2010-11 98,898 1.044 37,112 

2011-12 100,237 1.049 37,781 

2012-13 105,174 1.053 39,818 

2013-14 106,268 1.058 40,412 

2014-15 105,870 1.063 40,441 

2015-16 105,767 1.068 40,584 

2016-17 105,878 1.072 40,810 

10-year Total 2007-17 1,024,035 -  386,854  

Figure 172 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated by Out-migrant Households moving overseas (Source: ORS Housing Market 
Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

Proportionate Split     

1 bedroom 16.6% 11.2% 6.4% 34.2% 

2 bedrooms 25.0% 6.1% 1.4% 32.6% 

3 bedrooms 13.0% 1.6% 0.0% 14.6% 

4 bedrooms 11.4% 3.6% 0.0% 15.0% 

5+ bedrooms 0.6% 2.9% 0.0% 3.5% 

Total 66.7% 25.4% 7.9% 100.0% 

10-year Supply     

1 bedroom 64,349 43,152 24,824 132,325 

2 bedrooms 96,872 23,711 5,585 126,167 

3 bedrooms 50,206 6,351 0 56,557 

4 bedrooms 44,266 13,938 0 58,203 

5+ bedrooms 2,483 11,118 0 13,601 

Total 258,175 98,270 30,409 386,854 

  

The future projection for this flow is based on expectations of existing households moving away from the UK to overseas 

over the next 12 months. 

All out-migrant households are assumed to vacate their current home. 

The type and size of property counted within the supply is based on the actual type and number of bedrooms in the 

current home, i.e. the property being vacated. 



Greater London Strategic Housing Market Assessment 2008 

 

  
Page 128 

 
  

Profile G: Housing Supply from Out-migrant Households 

 

Figure 173 
10-year Housing Supply by Housing Type and Size: Dwellings Vacated by Out-migrant Households leaving the Region (Source: ORS Housing 
Market Model, Greater London Strategic Housing Market Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

G1: Property Vacated by Out-Migrant Households Moving within the UK   

1 bedroom 70,283 59,020 145,277 274,580 

2 bedrooms 192,426 75,637 52,748 320,812 

3 bedrooms 248,121 40,107 51,355 339,583 

4 bedrooms 47,487 28,787 4,382 80,655 

5+ bedrooms 30,918 0 0 30,918 

Total 589,235 203,551 253,762 1,046,548 

G2: Property Vacated by Out-Migrant Households Moving Overseas   

1 bedroom 64,349 43,152 24,824 132,325 

2 bedrooms 96,872 23,711 5,585 126,167 

3 bedrooms 50,206 6,351 0 56,557 

4 bedrooms 44,266 13,938 0 58,203 

5+ bedrooms 2,483 11,118 0 13,601 

Total 258,175 98,270 30,409 386,854 

10-year Supply     

1 bedroom 134,632 102,172 170,101 406,905 

2 bedrooms 289,298 99,348 58,333 446,979 

3 bedrooms 298,327 46,458 51,355 396,141 

4 bedrooms 91,753 42,724 4,382 138,859 

5+ bedrooms 33,401 11,118 0 44,519 

Total 847,410 301,821 284,171 1,433,402 

  

The future projection for this flow is determined by the two flows of out migrant households considered within the 

elements of housing supply: 

G1: Dwellings vacated by out-migrants moving to elsewhere in the UK; and 

G2: Dwellings vacated by out-migrants moving overseas. 



Appendix A: Housing Market Model Technical Report 

 

  
Page 129 

 
  

Profile H: Housing Supply 

 

Figure 174 
10-year Housing Supply by Housing Type and Size (Source: ORS Housing Market Model, Greater London Strategic Housing Market Assessment 
2008.  Note: Figures may not sum due to rounding) 

Housing  
Supply 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

E: Housing Supply from Established Households   

1 bedroom 289,612 151,672 78,848 520,132 

2 bedrooms 387,466 68,126 53,994 509,586 

3 bedrooms 298,116 41,544 33,137 372,796 

4 bedrooms 101,205 5,160 4,466 110,830 

5+ bedrooms 40,577 6,156 1,474 48,206 

Total 1,116,975 272,657 171,919 1,561,552 

F: Housing Supply from Household Dissolution    

1 bedroom 18,545 3,520 75,012 97,076 

2 bedrooms 49,846 3,106 20,036 72,988 

3 bedrooms 56,537 1,473 13,743 71,754 

4 bedrooms 6,586 591 273 7,450 

5+ bedrooms 1,450 13 4 1,468 

Total 132,965 8,704 109,067 250,736 

G: Housing Supply from Out-migrant Households   

1 bedroom 134,632 102,172 170,101 406,905 

2 bedrooms 289,298 99,348 58,333 446,979 

3 bedrooms 298,327 46,458 51,355 396,141 

4 bedrooms 91,753 42,724 4,382 138,859 

5+ bedrooms 33,401 11,118 0 44,519 

Total 847,410 301,821 284,171 1,433,402 

10-year Supply     

1 bedroom 442,789 257,364 323,960 1,024,114 

2 bedrooms 726,610 170,580 132,363 1,029,553 

3 bedrooms 652,980 89,476 98,235 840,691 

4 bedrooms 199,544 48,475 9,120 257,139 

5+ bedrooms 75,428 17,287 1,478 94,193 

Total 2,097,350 583,182 565,157 3,245,690 

  

The future projection for overall housing supply is determined by the three primary flows of households considered 

within the elements of housing supply: 

E: Housing supply from established households; 

F: Housing supply from household dissolution; and 

G: Housing supply from out-migrant households from the sub-region. 
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Profile I: Net Housing Requirement 

 

Figure 175 
10-year Net Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model, Greater London Strategic Housing Market 
Assessment 2008.  Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 
Total 

Market Housing Intermediate Housing Social Rented Housing 

D: Gross Housing Requirements   

1 bedroom 556,399 194,184 344,757 1,095,342 

2 bedrooms 780,809 167,397 276,450 1,224,656 

3 bedrooms 662,197 97,160 88,586 847,943 

4 bedrooms 175,423 42,061 74,610 292,094 

5+ bedrooms 64,467 44,335 26,233 135,036 

Total 2,239,294 545,137 810,638 3,595,068 

H: Housing Supply    

1 bedroom 442,789 257,364 323,960 1,024,114 

2 bedrooms 726,610 170,580 132,363 1,029,553 

3 bedrooms 652,980 89,476 98,235 840,691 

4 bedrooms 199,544 48,475 9,120 257,139 

5+ bedrooms 75,428 17,287 1,478 94,193 

Total 2,097,350 583,182 565,157 3,245,690 

10-year Net Requirements    

1 bedroom 113,610 (63,180) 20,797 71,228 

2 bedrooms 54,199 (3,183) 144,087 195,103 

3 bedrooms 9,217 7,684 (9,649) 7,252 

4 bedrooms (24,121) (6,414) 65,490 34,955 

5+ bedrooms (10,961) 27,048 24,755 40,843 

Total 141,944 (38,045) 245,481 349,380 

The future projection for net housing requirement is determined by offsetting the overall housing supply against the 

overall gross housing requirement: 

D: Gross housing requirement; less 

H: Housing supply. 
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Appendix B: Reviewing and Updating the  

2004 Study Findings 

B.1 The 2004 study looked at the workings of the whole housing market and analysed the interactions of a 

number of variables.  This produced a series of projections demonstrating how many more dwellings 

would be needed across the Greater London area for the period 2002-12.  The mix of housing tenures 

was also derived from this analysis. 

Established Households Living in Unsuitable Housing 

B.2 The analysis showed that 560,000 households (18.4% of all established households in the region) were 

living in unsuitable housing.  Many of these households would not need to move to resolve their 

identified problems, as in-situ solutions could improve their housing.  Where a move was needed to 

resolve a housing problem, some households might decide to move to homes outside the region or join 

other existing households (for example, those moving for care or support), and others would be able to 

afford to buy or rent appropriate housing. 

Figure 176 
Resolving Housing Suitability Problems, June 2002 (Source: Greater London Housing Requirements Study 2004. Note: Figures may not sum due to 
rounding) 

Factor 
Number of Households 

Discounted Remaining 

Households assessed as currently living in unsuitable housing - 560,000 

Households with an objectively assessed in-situ solution 197,800 362,200 

Households with a subjectively assessed in-situ solution 120,400 241,800 

Households that need to move, but that will leave the region 48,800 193,000 

Households that need to move, but will be moving into institutional housing 3,500 189,500 

Households that need to move, but can afford to rent or buy market housing 44,400 145,100 

Households that need to move who cannot afford to rent or buy market housing 145,100 

B.3 After discounting those households who did not require alternative housing provision in London, only 

145,100 (25.9%) remained from the identified 560,000 households living in unsuitable housing.  The 

suitability problems experienced by these households are summarised in the figure below: 
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Figure 177 
Established Households Living in Unsuitable Housing that Need to Move and are Unable to Afford Lowest Quartile House Prices, June 2002 
(Source: Greater London Housing Requirements Study 2004) 

 
 
 

Summary of Housing Need in 2002 

B.4 When the housing needs of these 145,100 households were added to other housing needs identified in 

the region (including homeless households in temporary accommodation, potential households 

needing independent housing and people sleeping rough), there was an overall housing requirement 

for 266,800 households (Figure 178). 

Figure 178 
Summary of Existing Housing Need, June 2002 (Source: Greater London Housing Requirements Study 2004. Note: Figures may not sum due to 
rounding) 

Factor 
Number of  
Households 

Households living in unsuitable housing that need to move and cannot afford to rent or buy market housing 145,100 

Potential households currently living within another household but needing independent housing  
and unable to afford to rent or buy market housing 

86,900 

Households temporarily housed in Bed & Breakfast or hostel accommodation 12,600 

Households housed in PSL housing, leased temporarily from the private sector 18,400 

Single people currently sleeping rough 200 

Single people currently housed in voluntary sector hostels now requiring permanent housing 3,500 

Overall existing housing need 266,800 

Supply from dwellings occupied by the above households that are already established and living independently 
which are vacated as the households move to more appropriate homes  

163,500 

Net requirement for additional housing 103,300 

Tenancy/
mortgage

under notice

Accommodation 
too expensive

Children in high 
rise flats

Sharing 
facilities

Support 
needs

Lack of basic 
amenities

Unable to 
heat home

Harassment

Need to give
support

28,700
4,600

5,800

-

-

30,300

1,300

75,300

2,100

7,700

14,500

145,100
households

Overcrowding

Home too 
difficult 

to maintain
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Modelling Household Flows 

B.5 The above housing need considers only the existing position in 2002, and does not account for housing 

demand and important changes in the household population resulting from migration and indigenous 

household population changes.  The flows of housing need, demand and supply in the 2002-12 Report 

are shown below. 

Figure 179 
10Year Requirement/Supply Flow Analysis, July 2002-June 2012 (Source: Greater London Housing Requirements Study 2004) 

 
 
B.6 A total requirement for 846,400 new households (households forming from people leaving established 

households to set up an independent home) was predicted for the period 2002-12.  Over the same 

period the model predicted that there would be 225,600 household dissolutions.  Some of these would 

occur as two households merged together (possibly as single person households form couples), but 

most would result from the death of all household members (mainly single older people). 

B.7 By comparing new household formations and dissolutions the report indicated an indigenous growth of 

620,900 additional households requiring housing, equivalent to a rate of 53,400 per year.  Nearly half 

(46.6%) of this additional housing requirement was for intermediate housing, with a further third 

(32.8%) needed as social rented homes.  Most of this needed to be one or two bedroom homes (47.5% 

and 43.1% respectively). 

B.8 Migration has a significant impact on the London housing market.  However the number of people 

moving in and out of the region can fluctuate considerably from year to year and Government policy on 

international migration will also affect the numbers arriving.  Accurate migration projections are 

important for estimating future housing requirements. 
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B.9 On the basis of existing trends and population forecasts, the Report estimated that just over 1.2 million 

households would move to London over the period 2002-12.  This figure was made up of 518,200 

households from other parts of the UK and 690,500 arriving from overseas.  A high proportion of the 

requirement from international in-migrants was for social housing (25.8% compared to 20.6% for 

movers from within the UK), with similar proportions of internal and international migrants requiring 

intermediate housing options. 

B.10 The significant housing requirement generated by inward movers was offset by households leaving the 

region.  Over the study period an estimated 1.5 million dwellings were likely to be vacated as 

households moved out of London with 1,058,400 moving to the UK regions and 434,000 overseas. 

B.11 Overall, the Report stated that more households would leave London than would move into London 

and this would generate a net supply of housing.  Most of this housing was likely to be market housing 

(205,900 units of the 283,700 total).  It indicated that it was unlikely there would be a significant net 

impact on the supply of social rented housing with the numbers moving from this accommodation 

roughly balanced by the numbers moving in. 

Understanding the Required Housing Mix 

B.12 The 2004 Report considered the overall net housing requirement for London between 2002-2012 and 

the balance of this net requirement between the different housing types. 

B.13 In seeking to understand the required housing mix, households were allocated to specific types of 

housing based on household affordability grouped into: 

 Social rented housing – for those households unable to afford any more than target social 

rents; 

 Intermediate housing – for those households able to afford more than target social rents, but 

unable to afford to buy owner-occupied housing and unable to afford to rent privately at rents 

at the market rent threshold; and 

 Market housing – for those households able to afford to buy owner-occupied housing or able 

to afford to rent privately at rents at or above the market rent threshold. 

B.14 When considering the appropriate housing supply, the following sources of supply are considered: 

 Social rented housing – social housing provided to rent from local authorities and Registered 

Social Landlords; 

 Intermediate housing – dedicated intermediate housing products (such as shared ownership, 

discount market sale, sub-market rent, etc.) and housing in the private rented sector with rents 

below the market rent threshold (i.e. within the lowest quartile); and 

 Market housing – owner-occupied housing and housing in the private rented sector. 

B.15 Insofar as households who could afford private rented housing but only at rents within the lowest 

quartile are allocated to intermediate housing, it is appropriate to consider the supply of such housing 

as intermediate housing too.  Nevertheless, whilst this housing may provide housing options within the 

existing stock for households allocated to intermediate housing, it is assumed that any additional 

provision should be provided through intermediate affordable housing in line with the requirements of 

PPS3.  So the provision of new private rented properties would not constitute new intermediate 

housing supply unless there was some mechanism to guarantee that the rents charged were below 

market rent. 
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B.16 Owner occupied housing is all considered within the market housing category – for whilst some owner 

occupied stock may be available at prices below the threshold levels identified, it is likely that such 

stock would tend to be in poorer condition and require investment by the occupier.  In this context, 

whilst the purchase cost of cheaper housing may be within the reach of some households otherwise 

deemed unable to afford, the overall costs associated with owning the property would require higher 

incomes. 

B.17 Following on from these definitions in relation to the range of housing types, the gross housing 

requirements and likely supply were reported in the 2004 report as detailed below. 

Figure 180 
Summary of 10-Year Requirements by Housing Type, July 2002-June 2012 (Source: Greater London Housing Requirements Study 2004. Note: 
Figures may not sum due to rounding) 

Housing Type 
Gross Housing 
Requirement 

Housing  
Supply 

Net Housing 
Requirement (Surplus) 

10-Year Requirement    

Market Housing 2,161,600 2,010,500 121,100 

Intermediate Housing 609,000 584,500 24,500 

Social Rented Housing 779,600 571,700 207,900 

Total 3,520,200 3,166,700 353,500 

B.18 In summary, the Greater London Housing Requirement Study (2004) identified an overall net 

requirement for 353,500 additional dwellings over the period 2002-12.  This was broken down into 

121,100 market homes, 24,500 intermediate homes and 207,900 social rented homes over the 10-

years.  The ratio of social housing to intermediate housing and market housing was 59:7:34.  This 

balance was based on affordability in June 2002, and took account of the relationship between house 

prices and incomes.  Future projections for the balance between housing tenures depend on changes in 

this relationship. 

How the 2004 Study Projections Compare with the Recent Trends 

B.19 In deriving the figures above, a number of assumptions were made, and a series of sensitivity tests 

were also undertaken in order to understand their impact.  Further details on the testing process can 

be found in the main study report.  This section outlines how these have changed since the 2004 study. 

Migration 

B.20 The first set of assumptions was around migration patterns.  The projected housing requirements were 

based on likely migration patterns both within the UK and internationally.  Figure 181 illustrates how 

the original projections relate to the trends based on actual data, since the original study (and for 

earlier years), and the current projections based on the latest data. 
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Figure 181:  
Total Net Migration (Source: GLA Data Management and Analysis Group. Note: Solid line shows trend; Dashed line shows original projection; 
Dotted line shows current projection) 

 

B.21 Actual migration rates within the UK have proved to be relatively similar to the original projected 

figures.  Inward moves were 1.6% higher than envisaged and outward moves 1.9% lower in the five-

year period 2002-07.  However, international rates differed more markedly – with 20.7% fewer moving 

into the UK than projected and 11.9% fewer leaving, a net impact of 43,700 fewer people than 

anticipated. 

B.22 The impact of these revised figures on the period June 2002 – March 2007 is detailed in Figure 182, 

where it is apparent that 30,100 fewer households would have required housing in the region than had 

been reported in the 2004 study. 

Figure 182:  
Net Housing Requirement (Source: ORS Housing Market Model, London Housing Requirements Study 2002. Note: Figures may not sum due to 
rounding) 

Factor 
Type of Housing 

Total 
Market Intermediate Social 

Inward  Migration     

UK (+1.6%) 2,400 800 800 4,000 

International (-20.7%) (35,800) (14,800) (17,600) (68,200) 

Outward Migration     

UK (-1.9%) (5,300) (1,900) (2,300) (9,400) 

International (-11.9%) (16,200) (6,400) (1,900) (24,500) 

Total Net Impact: July 2002 – March 2007 (11,900) (5,700) (12,500) (30,100) 
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Affordability 

B.23 The second set of assumptions was around affordability.  Household income and other financial 

resources were considered against housing costs (for purchase and rent) on the basis of that existing 

relationship in June 2002.  The amount of housing of different types was then based on this 

affordability data.  Since then, house prices have risen quite markedly and, as incomes have not kept 

pace, current affordability is also different. 

B.24 Lowest quartile purchase prices have increased considerably in the period from June 2002 to March 

2007, and smaller properties in particular have become more expensive to buy. 

Figure 183:  
Purchase Price Thresholds (Source: Computed based on HM Land 
Registry and LHS) 

Property Size 2002 2007 % Change 

1-bedroom 85,700 167,000 + 94.9% 

2-bedrooms 99,400 179,500 + 80.6% 

3-bedrooms 132,300 225,000 + 70.1% 

4-bedrooms 214,100 304,000 + 42.0% 

 
Figure 184:  
Weekly Rent Thresholds (Source: GLA Private Sector Rent Bulletin 
and Housing Corporation Target Rents) 

Property Size & 
Tenure 

2002 2007 % Change 

Private Rent    

Studio/Bedsit 125.00 125.00 - 

1-bedroom 160.00 173.00 + 8.1% 

2-bedrooms 175.00 219.00 + 25.1% 

3-bedrooms 210.00 254.00 + 21.0% 

4-bedrooms 276.00 328.00 + 18.8% 

Social Rent    

Studio/Bedsit 60.97 68.92 + 13.0% 

1-bedroom 70.35 78.26 + 11.2% 

2-bedrooms 80.53 88.24 + 9.6% 

3-bedrooms 89.77 99.53 + 10.9% 

4-bedrooms 99.77 112.93 +13.2% 
 

 Figure 185:  
Percentage Increase in Income of Full-time Employees by Decile 
Income Points (Source: Annual Survey of Hours and Earnings) 

 
Figure 186:  
Key Weekly Income Bands for Full-time Employees (Source: Annual 
Survey of Hours and Earnings) 

Income Threshold 2002 2007 % Change 

Lower decile 260.80 298.70 + 14.5% 

Lower quartile 345.50 397.60 + 15.1% 

Median 479.90 553.30 + 15.3% 

Upper quartile 677.70 780.60 + 15.2% 

Upper decile 1,042.20 1,164.20 + 11.7% 

 

 
B.25 The affordability test required by PPS3 is the ability to buy or rent market housing.  While the cost of 

buying in the region has increased markedly, the cost of renting privately has not increased as steeply.  

Threshold prices have actually increased at rates below inflation on rents for smaller properties (in 

particular studio flats and 1-bed properties) and thresholds have remained constant for studio flats and 

increased at an average annual rate of only 1.7% for 1-bed units (equivalent to a total increase of 8.1% 

over the 4.75 year period). 

B.26 The 2002 analysis based the threshold for social rent on existing rents charged by social landlords, with 

those households able to afford more than this weekly amount, without benefit support, allocated to 

intermediate housing.  PPS3 adopted a similar approach for separating social rented and intermediate 

affordable housing.  However, instead of basing the threshold on existing social rents, the division was 

based on guideline target rents. 
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B.27 Given the clarification provided by PPS3 on the definition of social and intermediate housing, the 

updated affordability modelling in this current study report also adopts the Housing Corporation target 

rents as the appropriate threshold between the categories. 

B.28 Figure 184 shows the target rents for 2002 and 2007, and the observed increases.  Of course, as the 

2002 analysis adopted different thresholds (which were lower than the target rents at the time) the 

proportionate changes have actually been higher than simply the increase in target rents, and range 

from 20.9% up to 27.9%. 

B.29 Over the same period, figures from the Annual Survey of Hours and Earnings (ASHE) show that incomes 

of full-time employees in London have increased by around 15%.  Workers with incomes in the lowest 

decile have seen their pay increase by 14.5%, compared with increases of up to 15.3% for those at the 

median income.  When updating income from 2002 to 2007 rates within the housing model, the 

income of each person was adjusted in line with the change reported for their income level.  New 

household incomes were then derived to inform the affordability assessment. 

B.30 An inflationary adjustment was made to data about savings and debts, and equity data for owner 

occupiers was also updated, based on relative changes in property values for the period to June 2002 

compared with the equivalent changes to March 2007 taking into account the length of time 

households had been resident at the address. 

B.31 Figure 187 illustrates the changes in affordability for each of the key groups of households considered 

within the requirements side of the modelling process, after all factors of the affordability analysis have 

been updated (including the threshold to buy or rent alongside income from earnings and benefits, 

household savings, debts and existing equity). 

Figure 187:  
Affordability Summary by Housing Requirement Groups (Source: ORS Housing Market Model, London Housing Requirements Study 2002 and 2007 
Update based on London Household Survey 2002)

 

B.32 Most of the changes to the affordability patterns have been relatively marginal.  The one group 

showing notable change is newly forming households.  These have increased requirements for both 

market housing and social housing and a reduction of need for intermediate affordable housing. 
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B.33 At face value, this seems somewhat counterintuitive – but given the observed changes, the shift can 

readily be explained.  When the characteristics of newly forming households are considered, the 2002 

analysis identified that 45% of the group required one-bed accommodation.  This analysis used 

affordability for single persons aged under 25, tested against the threshold prices for studio/bedsit 

accommodation and all other households tested against the threshold prices for self-contained one-

bedroom housing.  As previously noted, the threshold price for studio/bedsits has not changed from 

2002 to 2007 and although the threshold for one-bed homes has increased by 8.1%, incomes (the main 

component underwriting the affordability for newly forming households) have also increased by 

around 15%. 

B.34 These relative changes explain the increase in market housing demand from newly forming households, 

as they mean the affordability of market housing has improved for such households despite far fewer 

being able to afford to purchase their own home.  When we consider the increased requirement for 

social housing, threshold prices for social rent have increased by around 25% (due to the alternative 

definition adopted in line with PPS3).  As this increase is higher than the c.15% growth in income, the 

effect is to increase the proportion of households in the social housing affordability band and therefore 

the requirement for social housing.  The requirement for intermediate housing falls as it is ‘squeezed’ 

by increased requirements for both market (relatively low increases in market/intermediate threshold) 

and social housing (relatively high increases in social rent/intermediate threshold). 

Revised Figures for June 2002 to March 2007 based on Up-to-date Data 

B.35 Taking account of the impact of the revised affordability analysis and the adjusted migration figures, it 

is possible to summarise the net housing requirement for the period between the original study 

reference point (June 2002) and the reference point for this study (March 2007). 

Figure 188:  
Net Housing Requirement (Source: ORS Housing Market Model, London Housing Requirements Study 2002. Note 1: Figures may not sum due to 
rounding. Note 2: 4.75-year figures based on even distribution of requirement throughout 10-year period) 

Factor Market Intermediate Social Total 

Original Assumptions     

Total for 10-year period: 

July 2002 – June 2012 
121,100 24,500 207,900 353,500 

Total for 4.75-year period: 

July 2002 – March 2007 
57,500 11,700 98,700 167,900 

Updated Figures     

Impact of revised migration (11,900) (5,700) (12,500) (30,100) 

Impact of revised affordability 5,800 (13,400) 7,500 - 

Revised total for 4.75-year period: 
July 2002  – March 2007 

51,400 (7.400) 93,700 137,800 

Net requirements newly arising 
during the 4.75 year period 

61,200 (29,200) 56,600 88,600 

Net requirement to reduce 
the existing need 

(9,800) 21,800 37,100 49,100 

 
B.36 It is apparent that the overall housing requirement for the period 2002-2007 was 137,800 additional 

dwellings, comprising 51,400 market dwellings and 93,700 social rented homes, offset against a small 

projected surplus of 7,400 intermediate housing units (mainly dwellings in the private rented sector 

with rents that fall below the market rent threshold). 
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B.37 When we consider the components of this revised total, it is apparent that there was a newly arising 

requirement for 61,200 market dwellings, but that this was offset by 9,800 market homes assumed to 

be vacated, as households in housing need (unsuitably housed in their current home and unable to 

afford appropriate market housing) moved to affordable housing.  For the components for affordable 

housing, new needs accounted for 56,600 of the 93,700 unit requirement for social housing, whilst the 

projected supply of intermediate housing (once again dwellings in the private rented sector that fall 

below the market rent threshold) exceeded the newly arising requirement for intermediate housing. 

Housing Delivery from June 2002 to March 2007 

B.38 A total of 122,900 additional dwellings were provided across the region in the period June 2002 to 

March 2007.  This included conventional supply of 108,600 net additional units and a further 14,200 

empty homes that were returned to use.  When reporting housing completions, the GLA also include 

the contribution from non-self-contained units (such as bed spaces in halls of residence) – but as this 

study is primarily concerned with traditional 

dwellings, only the conventional supply (i.e. new 

houses and flats) and the vacancies returning to 

use have been included in the following section. 

B.39 This suggests that overall, there were 14,900 fewer 

dwellings delivered in the region than were 

required on the basis of the modelling analysis.  

These original figures included an allowance to 

address the backlog need identified at June 2002 

and an assumption that all of this need would be 

addressed over the 10-year projection period.  

Given that a shortfall in delivery is identified, it is 

apparent that less of the identified backlog has 

actually been addressed than was originally 

assumed by the model. 

B.40 The tenure of the housing delivered, was divided 

between 89,200 market homes, 21,400 social rented homes and 12,300 intermediate affordable 

housing products.  In addition to this provision, there were 14,800 loans issued, enabling those 

households only able to afford intermediate housing to purchase market housing.  Additionally, 5,800 

market properties were purchased by social landlords to provide social rented and intermediate 

affordable housing on a permanent basis.  

Figure 190:  
Housing Provision by Tenure, June 2002 to March 2007 (Sources: GLA Housing Completions Statements; GLA Annual Monitoring Reports; CLG Live 
Tables on Affordable Housing Supply Table 1000.  Notes: June 2002 to March 2003 assumed to be 75% of figures reported for April 2002 to March 
2003, Intermediate housing provision doesn’t necessarily meet criteria in London plan SPG; Right to Buy figures are not included as both household 
and property change tenure simultaneously; Figures may not sum due to rounding) 

Type of Provision Market Intermediate Social Total 

New housing delivery 89,200 12,300 21,400 122,900 

Homebuy loans and  
Assisted Purchase Schemes 

(14,800) 14,800 - - 

Existing satisfactory purchase (5,800) 200 5,600 - 

Overall housing provision 68,700 27,200 27,000 122,900 

Figure 189:  
Housing Completions for Greater London 2002 to 2006/07  
(Source: GLA Annual Monitoring Reports) 
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Separating Newly Arising Need from Backlog Needs 

B.41 Although 54,200 additional, affordable homes have been provided in the region during the period, 

fewer than half of these were social rented homes.  This provision falls considerably short of the 93,700 

social rented properties required from the modelling. 

B.42 When we consider this provision in the context of net housing requirements that have arisen during the 

period since June 2002, 34,300 units have been delivered to satisfy the backlog need that was 

identified at that time.  However, the mix of housing suggests the existing need for social housing has 

increased substantially over the period. 

Figure 191:  
Comparing Housing Provision with Housing Requirement by Tenure, June 2002 to March 2007 (Note: Figures may not sum due to rounding) 

Type of Provision Market Intermediate Social Total 

Overall housing provision 68,700 27,200 27,000 122,900 

Net requirement newly arising  
over the 4.75-year period 

61,200 (29,200) 56,600 88,600 

Residual provision to address  
existing need 

7,500 56,400 (29,600) 34,300 

B.43 As noted above, the housing mix analysis was based on the assumption that the identified backlog 

would be cleared over a 10-year period.  The overall backlog totalled 103,300 dwellings net (as detailed 

in Figure 178) – so the residual provision of 34,300 units to address this need represents 33% of the 

identified total. 

B.44 Assuming that these rates continued, it would take 14.25 years from the time of the original study to 

address the whole backlog – a further 9.5 years from the base date of this study.  Of course, this also 

assumes that the right type of housing is provided – and as noted in Figure 191, the mix of housing 

provision suggests that the delivery of social rented housing is considerably lower than required, as the 

existing need for social housing has increased by 29,600 units since the original analysis. 

Private Sector Leased (PSL) Housing and Housing Benefit in the Private Rented Sector 

B.45 The original analysis included temporary housing leased from private sector landlords (PSL housing) 

within the backlog, and assumed that as the backlog was reduced, there would be no need to continue 

to use this stock.  In this context, the level of PSL housing was assumed to reduce year-on-year.  

Furthermore, while the model assumed that Housing Benefit would continue to support some 

households living in the private rented sector, it assumed that the actual number of claimants would 

remain constant over the projection period. 

B.46 Figure 192 and Figure 193 show the actual trends relating to the use of private sector leased properties 

(PSL housing) to accommodate homeless households temporarily (which formed part of the identified 

backlog) and Housing Benefit claimants in the private rented sector, alongside the original study 

assumptions. 
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Figure 192:  
Trend of Private Sector Leased (PSL) Stock (Source: CLG P1E 
Homelessness Statistics) 

 

 Figure 193:  
Trend of Housing Benefit Claimants in the Private Rented Sector  
(Source: DWP Housing Benefit Summary Statistics) 

 
 
B.47 Whilst, in the 2004 study, the level of PSL housing was assumed to almost halve by March 2007 (a 

reduction of 8,700 units), it is apparent that the actual level of PSL housing increased steadily from 

2002 to a peak of just over 40,000 units in 2006, and by March 2007 there were 37,800 units recorded. 

B.48 As there was no reduction in PSL stock, the supply of market and intermediate housing would have 

been lower than predicted by the model and therefore fewer households in housing need would be re-

housed, reducing the short-term requirement for social housing.  This situation was further 

compounded by the increase in PSL stock actually reducing the amount of housing available to 

households able to afford market and intermediate housing, as it was being occupied by households 

allocated by the model to the social sector. 

B.49 Similarly, Housing Benefit claimants in the private rented sector have increased by over 50% in the 

period since 2002 (to a level of 154,400 claimants at the end of March 2007).  Note that claimants in 

PSL housing are recorded by DWP as living in social rent, so there is no overlap between the groups.  

The impact of these changes in terms of reallocation of housing types is detailed below. 

Figure 194:  
Impact of Changes in HB Support and PSL Stock on Net Housing Requirements (Note 1: Allocation of properties in receipt of HB support and PSL 
stock to Market Housing based on respective proportions of such housing above market thresholds at time of original analysis.  Source: London 
Household Survey 2002.  Note 2: Figures may not sum due to rounding) 

Factor Market Intermediate Social Total 

Change due to increase in HB support (23,500) (24,100) 47,600 - 

Change due to increase in PSL stock  (8,600) (10,800) 19,400 - 

Overall change (32,100) (34,900) 67,000 - 

B.50 In summary, the increase of Housing Benefit support in the private rented sector coupled with the 

increase in PSL stock has provided housing, on at least an interim basis, for 67,000 households unable 

to afford market housing.  At the same time reducing the supply of housing for those households able 

to afford market or intermediate housing. 
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Shortfalls in Housing Provision 

B.51 Figure 195 shows the impact of addressing the backlog need identified within the overall housing 

requirement for the period June 2002 to March 2007, set alongside the actual housing delivery (after 

taking account of newly arising requirements during the period) and the impact of temporary 

reallocation of housing types due to PSL schemes and through Housing Benefit support in the private 

rented sector. 

Figure 195: 
Reconciling the Backlog Requirement, the Actual Provision delivered to address this need and the Temporary Reallocation of Stock  
(Note Figures may not sum due to rounding) 

Factor Market Intermediate Social Total 

Backlog due to be addressed (9,200) 22,900 35,400 49,100 

Less actual residual provision to 
address existing need 

7,500 56,400 (29,600) 34,300 

Less temporary reallocation of stock (31,100) (34,900) 67,000 - 

Shortfall in Provision 14,400 1,400 (2,000) 14,800 

B.52 It is apparent that the temporary reallocation of stock reconciles closely with the modelled 

requirements (once changes in affordability and migration assumptions have been reviewed). 

B.53 Although 66,200 fewer units than required have been delivered over the period, a substantial shortfall 

in social rented provision, mechanisms for utilising other sectors of housing to cover this shortfall 

(albeit on a temporary basis) have restricted the impact to a net shortfall of 14,800 dwellings, 

predominantly in the market housing sector.  Of course, had there been more provision of affordable 

housing, fewer dwellings would have been used from the market housing supply to resolve immediate 

social housing needs.  However, at heart, it is the shortfall in delivery of affordable housing that has 

actually led to a sustained shortfall of market housing. 

B.54 Estimates for the level of housing delivery required to address affordability issues relating to housing 

costs produced by the National Housing and Planning Advice Unit (NHPAU) suggest a target range of 

between 33,800 and 42,600 additional dwellings each year for the London region.  The above analysis 

showing a shortfall in required provision in the period 2002-07 suggests that the level of housing supply 

probably contributed to escalating affordability problems.  Nevertheless, whilst the overall dwelling 

delivery is the critical consideration, the analysis shows that delivering affordable housing should 

release existing housing back to the market sector. 

B.55 PSL housing is meant to provide accommodation in the short-term, and in time it will revert back to the 

private sector.   Therefore the use of PSL housing simply defers the need for additional permanent 

affordable housing provision.  Whilst Housing Benefit could be sustained at the 2007 levels (rather than 

having to revert to the level of claimants in 2002) there are clear implications for the Treasury about 

balancing revenue payments through Housing Benefit and undertaking capital investment in affordable 

housing. 

 





  
Page 145 

 
  

Appendix C: Housing Market Model Sensitivity Testing 

C.1 The following outputs show the impact of varying assumptions in relation to the Housing Market 

Model.  Each output is presented based on the two base scenarios detailed at the end of chapter 5 of 

the report.  The baseline outputs are shown below. 

C.2 It should be noted that these tables provide the unadjusted baseline figures; therefore they require 

appropriate interpretation to understand how any identified surpluses could be utilised to offset the 

identified requirement for other types and/or sizes of housing. 

C.3 The output tables that have been produced are summarised below: 

i. Baseline Outputs 

ii. Increase of International In-migration by 10% 

iii. Reduction in International In-migration by 10% 

iv. Increase in International Out-migration by 10% 

v. Reduction in International Out-migration by 10% 

vi. Increase Purchase Price Thresholds by 10% 

vii. Reduce Purchase Price Thresholds by 10% 

viii. Reduce Purchase Price Thresholds by 20% 

ix. Reduce Purchase Price Thresholds by 30% 

x. Increase Market Rent Thresholds by 10% 

xi. Reduce Market Rent Thresholds by 10% 

xii. Increase Housing Costs Payments Allowing up to 30% of Gross Income 

C.4 It is worth noting that the scenarios relating to the purchase price of housing tend to have little impact 

on the outputs.  This is due to the fact that the cost of market housing is predominantly determined by 

the cost of market rents. 
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(i) Baseline Outputs 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 780,800 164,700 262,800 1,208,300 

3 bedrooms 662,200 95,400 77,900 835,500 

4 bedrooms 175,400 40,500 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,239,300 536,000 766,400 3,541,700 

Net Requirement     

1 bedroom 128,400 (54,000) (500) 74,000 

2 bedrooms 66,300 6,400 124,000 196,700 

3 bedrooms 16,400 16,800 (25,400) 7,900 

4 bedrooms (22,600) (4,700) 58,300 31,000 

5+ bedrooms (10,100) 28,000 22,000 39,800 

Total 178,400 
51.1% 

(7,500) 
(2.1%) 

178,500 
51.1% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 781,100 161,000 240,000 1,182,100 

3 bedrooms 662,800 92,500 65,400 820,700 

4 bedrooms 175,300 39,700 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,244,100 519,500 697,000 3,460,700 

Net Requirement     

1 bedroom 140,800 (54,600) (7,800) 78,300 

2 bedrooms 81,600 10,400 115,200 207,300 

3 bedrooms 33,900 19,500 (28,300) 25,100 

4 bedrooms (18,900) (3,200) 53,700 31,600 

5+ bedrooms (8,400) 28,000 20,100 39,700 

Total 228,900 
59.9% 

100 
0.0% 

152,900 
40.0% 

382,000 
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(ii) Increase of International In-migration by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 566,300 195,800 342,000 1,104,000 

2 bedrooms 792,200 168,600 264,100 1,225,000 

3 bedrooms 667,100 99,100 79,200 845,400 

4 bedrooms 177,200 40,900 71,000 289,100 

5 + bedrooms 64,800 44,800 25,200 134,700 

Total 2,267,500 549,200 781,500 3,598,200 

Net Requirement     

1 bedroom 138,300 (50,000) 9,300 97,600 

2 bedrooms 77,700 10,300 125,300 213,400 

3 bedrooms 21,300 20,600 (24,000) 17,800 

4 bedrooms (20,900) (4,200) 60,000 34,900 

5+ bedrooms (9,800) 29,100 22,900 42,100 

Total 206,600 
50.9% 

5,700 
1.4% 

193,500 
47.7% 

405,900 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 570,700 187,400 316,200 1,074,400 

2 bedrooms 792,500 165,000 241,300 1,198,800 

3 bedrooms 667,600 96,300 66,800 830,600 

4 bedrooms 177,100 40,100 65,000 282,100 

5 + bedrooms 64,400 44,000 22,800 131,200 

Total 2,272,300 532,700 712,100 3,517,200 

Net Requirement     

1 bedroom 150,600 (50,700) 2,000 102,000 

2 bedrooms 93,100 14,400 116,500 224,000 

3 bedrooms 38,700 23,200 (27,000) 35,000 

4 bedrooms (17,200) (2,700) 55,500 35,600 

5+ bedrooms (8,100) 29,100 21,000 42,000 

Total 257,100 
58.6% 

13,300 
3.0% 

168,000 
38.3% 

438,500 
 

 
  



Greater London Strategic Housing Market Assessment 2008 

 

  
Page 148 

 
  

(iii) Reduction in International In-migration by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 546,500 187,900 322,400 1,056,800 

2 bedrooms 769,400 160,700 261,500 1,191,500 

3 bedrooms 657,300 91,600 76,600 825,500 

4 bedrooms 173,700 40,000 67,500 281,200 

5 + bedrooms 64,200 42,500 23,400 130,100 

Total 2,211,100 522,800 751,300 3,485,200 

Net Requirement     

1 bedroom 118,500 (57,900) (10,300) 50,400 

2 bedrooms 54,900 2,400 122,700 180,000 

3 bedrooms 11,600 13,000 (26,700) (2,000) 

4 bedrooms (24,400) (5,100) 56,500 27,000 

5+ bedrooms (10,400) 26,900 21,100 37,500 

Total 150,200 
51.3% 

(20,700) 
(7.1%) 

163,400 
55.8% 

292,900 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 551,000 179,600 296,600 1,027,100 

2 bedrooms 769,700 157,100 238,700 1,165,400 

3 bedrooms 657,900 88,700 64,100 810,700 

4 bedrooms 173,600 39,200 61,400 274,300 

5 + bedrooms 63,800 41,700 21,100 126,600 

Total 2,215,900 506,300 681,900 3,404,200 

Net Requirement     

1 bedroom 130,900 (58,600) (17,600) 54,700 

2 bedrooms 70,200 6,500 113,900 190,600 

3 bedrooms 29,000 15,700 (29,600) 15,100 

4 bedrooms (20,700) (3,600) 51,900 27,700 

5+ bedrooms (8,700) 26,900 19,200 37,400 

Total 200,700 
61.7% 

(13,100) 
(4.0%) 

137,800 
42.3% 

325,500 
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(iv) Increase in International Out-migration by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 780,800 164,700 262,800 1,208,300 

3 bedrooms 662,200 95,400 77,900 835,500 

4 bedrooms 175,400 40,500 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,239,300 536,000 766,400 3,541,700 

Net Requirement     

1 bedroom 122,000 (58,300) (2,900) 60,700 

2 bedrooms 56,600 4,000 123,500 184,100 

3 bedrooms 11,400 16,200 (25,400) 2,200 

4 bedrooms (27,000) (6,100) 58,300 25,100 

5+ bedrooms (10,400) 26,900 22,000 38,500 

Total 152,600 
49.1% 

(17,300) 
(5.6%) 

175,400 
56.5% 

310,700 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 781,100 161,000 240,000 1,182,100 

3 bedrooms 662,800 92,500 65,400 820,700 

4 bedrooms 175,300 39,700 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,244,100 519,500 697,000 3,460,700 

Net Requirement     

1 bedroom 134,300 (59,000) (10,300) 65,100 

2 bedrooms 72,000 8,000 114,600 194,600 

3 bedrooms 28,900 18,800 (28,300) 19,400 

4 bedrooms (23,300) (4,500) 53,700 25,800 

5+ bedrooms (8,700) 26,900 20,100 38,400 

Total 203,100 
59.2% 

(9,700) 
(2.8%) 

149,900 
43.7% 

343,300 
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(v) Reduction in International Out-migration by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 780,800 164,700 262,800 1,208,300 

3 bedrooms 662,200 95,400 77,900 835,500 

4 bedrooms 175,400 40,500 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,239,300 536,000 766,400 3,541,700 

Net Requirement     

1 bedroom 134,800 (49,700) 2,000 87,200 

2 bedrooms 76,000 8,800 124,600 209,400 

3 bedrooms 21,500 17,400 (25,400) 13,600 

4 bedrooms (18,200) (3,300) 58,300 36,800 

5+ bedrooms (9,900) 29,100 22,000 41,200 

Total 204,200 
52.6% 

2,300 
0.6% 

181,500 
46.8% 

388,100 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 781,100 161,000 240,000 1,182,100 

3 bedrooms 662,800 92,500 65,400 820,700 

4 bedrooms 175,300 39,700 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,244,100 519,500 697,000 3,460,700 

Net Requirement     

1 bedroom 147,200 (50,300) (5,300) 91,600 

2 bedrooms 91,300 12,800 115,800 219,900 

3 bedrooms 38,900 20,100 (28,300) 30,700 

4 bedrooms (14,500) (1,800) 53,700 37,400 

5+ bedrooms (8,200) 29,100 20,100 41,100 

Total 254,800 
60.6% 

10,000 
2.4% 

156,000 
37.1% 

420,700 
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(vi) Increase Purchase Price Thresholds by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 780,800 164,700 262,800 1,208,300 

3 bedrooms 662,200 95,400 77,900 835,500 

4 bedrooms 175,400 40,500 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,239,300 536,000 766,400 3,541,700 

Net Requirement     

1 bedroom 128,400 (54,000) (500) 74,000 

2 bedrooms 66,300 6,400 124,000 196,700 

3 bedrooms 16,400 16,800 (25,400) 7,900 

4 bedrooms (22,600) (4,700) 58,300 31,000 

5+ bedrooms (10,100) 28,000 22,000 39,800 

Total 178,400 
51.1% 

(7,500) 
(2.1%) 

178,500 
51.1% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 781,100 161,000 240,000 1,182,100 

3 bedrooms 662,800 92,500 65,400 820,700 

4 bedrooms 175,300 39,700 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,244,100 519,500 697,000 3,460,700 

Net Requirement     

1 bedroom 140,800 (54,600) (7,800) 78,300 

2 bedrooms 81,600 10,400 115,200 207,300 

3 bedrooms 33,900 19,500 (28,300) 25,100 

4 bedrooms (18,900) (3,200) 53,700 31,600 

5+ bedrooms (8,400) 28,000 20,100 39,700 

Total 228,900 
59.9% 

100 
0.0% 

152,900 
40.0% 

382,000 
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(vii) Reduce Purchase Price Thresholds by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 556,400 191,900 332,200 1,080,400 

2 bedrooms 785,000 164,700 262,800 1,212,400 

3 bedrooms 662,200 91,200 77,900 831,300 

4 bedrooms 179,100 36,700 69,200 285,100 

5 + bedrooms 64,500 43,600 24,300 132,400 

Total 2,247,200 528,100 766,400 3,541,700 

Net Requirement     

1 bedroom 128,400 (54,000) (500) 74,000 

2 bedrooms 70,500 6,400 124,000 200,900 

3 bedrooms 16,400 12,700 (25,400) 3,700 

4 bedrooms (18,900) (8,400) 58,300 31,000 

5+ bedrooms (10,100) 28,000 22,000 39,800 

Total 186,300 
53.3% 

(15,400) 
(4.4%) 

178,500 
51.1% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 560,800 183,500 306,400 1,050,800 

2 bedrooms 785,200 161,000 240,000 1,186,300 

3 bedrooms 662,800 88,400 65,400 816,500 

4 bedrooms 179,200 35,800 63,200 278,200 

5 + bedrooms 64,100 42,800 22,000 128,900 

Total 2,252,200 511,500 697,000 3,460,700 

Net Requirement     

1 bedroom 140,800 (54,600) (7,800) 78,300 

2 bedrooms 85,800 10,400 115,200 211,400 

3 bedrooms 33,900 15,300 (28,300) 20,900 

4 bedrooms (15,000) (7,100) 53,700 31,600 

5+ bedrooms (8,400) 28,000 20,100 39,700 

Total 237,000 
62.0% 

(7,900) 
(2.1%) 

152,900 
40.0% 

382,000 
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(viii) Reduce Purchase Price Thresholds by 20% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 563,800 191,900 332,200 1,087,900 

2 bedrooms 787,200 159,400 262,800 1,209,400 

3 bedrooms 659,100 91,200 77,900 828,200 

4 bedrooms 178,200 36,700 69,200 284,200 

5 + bedrooms 64,100 43,600 24,300 132,000 

Total 2,252,400 522,900 766,400 3,541,700 

Net Requirement     

1 bedroom 137,700 (53,100) (200) 84,400 

2 bedrooms 75,200 (7,400) 124,100 191,900 

3 bedrooms 15,200 12,800 (25,300) 2,700 

4 bedrooms (19,200) (8,400) 58,300 30,700 

5+ bedrooms (10,300) 28,000 22,000 39,700 

Total 198,700 
56.9% 

(28,100) 
(8.0%) 

178,800 
51.2% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 568,200 183,500 306,400 1,058,100 

2 bedrooms 787,700 155,600 240,000 1,183,300 

3 bedrooms 659,700 88,400 65,400 813,400 

4 bedrooms 178,300 35,800 63,200 277,300 

5 + bedrooms 63,700 42,800 22,000 128,500 

Total 2,257,600 506,000 697,000 3,460,700 

Net Requirement     

1 bedroom 150,000 (53,800) (7,500) 88,700 

2 bedrooms 90,800 (3,600) 115,300 202,500 

3 bedrooms 32,700 15,400 (28,300) 19,800 

4 bedrooms (15,300) (7,000) 53,700 31,400 

5+ bedrooms (8,500) 28,000 20,100 39,600 

Total 249,600 
65.3% 

(20,900) 
(5.5%) 

153,300 
40.1% 

382,000 
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(ix) Reduce Purchase Price Thresholds by 30% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 563,100 191,600 332,800 1,087,400 

2 bedrooms 785,700 171,100 251,100 1,208,000 

3 bedrooms 667,700 80,400 77,800 826,000 

4 bedrooms 182,200 36,800 69,400 288,500 

5 + bedrooms 63,900 43,600 24,300 131,900 

Total 2,262,600 523,600 755,500 3,541,700 

Net Requirement     

1 bedroom 137,700 (53,100) 200 84,800 

2 bedrooms 75,500 6,300 112,100 193,900 

3 bedrooms 19,800 1,700 (25,600) (4,000) 

4 bedrooms (14,900) (8,300) 58,400 35,200 

5+ bedrooms (10,300) 27,900 22,000 39,600 

Total 207,800 
59.5% 

(25,600) 
(7.3%) 

167,200 
47.9% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 567,500 183,400 306,800 1,057,600 

2 bedrooms 786,200 167,000 228,600 1,181,800 

3 bedrooms 668,300 77,700 65,400 811,400 

4 bedrooms 182,300 35,800 63,300 281,400 

5 + bedrooms 63,500 42,800 22,000 128,400 

Total 2,267,800 506,700 686,100 3,460,700 

Net Requirement     

1 bedroom 150,000 (53,600) (7,300) 89,100 

2 bedrooms 91,000 9,600 103,700 204,200 

3 bedrooms 37,300 4,600 (28,400) 13,500 

4 bedrooms (11,000) (7,000) 53,800 35,800 

5+ bedrooms (8,600) 28,000 20,100 39,500 

Total 258,700 
67.7% 

(18,500) 
(4.8%) 

141,900 
37.1% 

382,000 
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(x) Increase Market Rent Thresholds by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 475,000 252,200 331,700 1,058,900 

2 bedrooms 760,100 178,200 262,200 1,200,500 

3 bedrooms 670,400 98,700 77,300 846,400 

4 bedrooms 171,000 58,900 69,000 298,900 

5 + bedrooms 69,500 43,300 24,200 137,000 

Total 2,146,000 631,400 764,300 3,541,700 

Net Requirement     

1 bedroom 63,200 23,100 9,400 95,600 

2 bedrooms 35,300 23,400 123,100 181,700 

3 bedrooms 500 18,900 (26,100) (6,800) 

4 bedrooms (35,500) 15,100 58,000 37,600 

5+ bedrooms (8,500) 27,800 21,900 41,100 

Total 55,000 
15.7% 

108,200 
31.0% 

186,200 
53.3% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 479,600 242,800 306,000 1,028,400 

2 bedrooms 760,300 174,900 239,500 1,174,800 

3 bedrooms 670,700 96,100 65,000 831,800 

4 bedrooms 170,700 58,300 63,000 292,000 

5 + bedrooms 69,100 42,700 21,900 133,700 

Total 2,150,500 614,800 695,400 3,460,700 

Net Requirement     

1 bedroom 75,800 21,200 2,100 99,100 

2 bedrooms 50,800 27,700 114,200 192,700 

3 bedrooms 17,800 21,800 (29,100) 10,600 

4 bedrooms (31,900) 16,800 53,500 38,400 

5+ bedrooms (6,800) 27,900 20,000 41,200 

Total 105,800 
27.7% 

115,400 
30.2% 

160,800 
42.1% 

382,000 
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(xi) Reduce Market Rent Thresholds by 10% 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 612,000 151,900 333,000 1,096,900 

2 bedrooms 799,800 134,100 263,800 1,197,700 

3 bedrooms 661,500 91,700 78,900 832,100 

4 bedrooms 176,200 40,300 69,700 286,200 

5 + bedrooms 68,200 36,200 24,400 128,900 

Total 2,317,700 454,200 769,800 3,541,700 

Net Requirement     

1 bedroom 197,200 (102,100) (5,700) 89,400 

2 bedrooms 101,400 (39,900) 122,000 183,500 

3 bedrooms 17,000 12,400 (24,600) 4,700 

4 bedrooms (19,900) (4,900) 58,600 33,900 

5+ bedrooms (4,500) 20,300 22,100 37,900 

Total 291,100 
83.3% 

(114,100) 
(32.7%) 

172,400 
49.3% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 617,000 143,500 307,000 1,067,600 

2 bedrooms 801,600 128,900 240,800 1,171,400 

3 bedrooms 662,000 88,600 66,200 816,800 

4 bedrooms 176,100 39,500 63,600 279,200 

5 + bedrooms 67,800 35,800 22,100 125,700 

Total 2,324,600 436,400 699,600 3,460,700 

Net Requirement     

1 bedroom 210,100 (103,000) (13,000) 94,100 

2 bedrooms 118,000 (37,300) 113,100 193,900 

3 bedrooms 34,400 14,600 (27,700) 21,300 

4 bedrooms (16,300) (3,300) 54,000 34,400 

5+ bedrooms (2,800) 20,800 20,200 38,200 

Total 343,400 
89.9% 

(108,100) 
(28.3%) 

146,700 
38.4% 

382,000 
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(xii) Increase Housing Costs Payments Allowing up to 30% of Gross Income 

Scenario 1: Baseline Requirement with Existing Need Addressed Over 10-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 602,300 189,100 303,200 1,094,600 

2 bedrooms 775,300 200,900 228,400 1,204,600 

3 bedrooms 655,600 102,100 70,800 828,500 

4 bedrooms 172,600 40,800 69,400 282,800 

5 + bedrooms 63,300 43,400 24,400 131,100 

Total 2,269,200 576,300 696,200 3,541,700 

Net Requirement     

1 bedroom 179,900 (68,800) (36,300) 74,800 

2 bedrooms 68,400 43,400 86,800 198,600 

3 bedrooms 15,300 23,500 (32,600) 6,100 

4 bedrooms (23,500) (4,300) 58,400 30,600 

5+ bedrooms (10,500) 27,600 22,100 39,200 

Total 229,600 
65.7% 

21,400 
6.1% 

98,300 
28.1% 

349,400 
 

 Scenario 2: Increased Housing Delivery with Existing Need Addressed Over 20-year Period 

Housing  
Requirement 

Type of Housing 
All Sectors 

Market  Intermediate Social 

Gross Requirement     

1 bedroom 607,400 180,000 278,000 1,065,400 

2 bedrooms 775,600 195,800 206,300 1,177,700 

3 bedrooms 656,200 99,100 58,800 814,100 

4 bedrooms 172,500 40,000 63,200 275,700 

5 + bedrooms 62,900 42,700 22,100 127,700 

Total 2,274,700 557,600 628,300 3,460,700 

Net Requirement     

1 bedroom 192,900 (70,300) (42,900) 79,600 

2 bedrooms 83,700 46,000 78,700 208,400 

3 bedrooms 32,700 26,100 (35,100) 23,700 

4 bedrooms (19,800) (2,900) 53,700 31,100 

5+ bedrooms (8,800) 27,800 20,200 39,200 

Total 280,800 
73.5%% 

26,700 
7.0% 

74,600 
19.5% 

382,000 
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Appendix D: Glossary of Terms 

Definitions 

Affordability is a measure of whether housing may be afforded by certain groups of households. 

 

Affordable housing includes social rented and intermediate housing, provided to specified eligible 

households whose needs are not met by the market. Affordable housing should: 

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

afford, determined with regard to local incomes and local house prices. 

 Include provision for the home to remain at an affordable price for future eligible households 

or, if these restrictions are lifted, for the subsidy to be recycled for alternative affordable 

housing provision. 

Bedroom standard is an objective measure of occupation density. A standard number of bedrooms was 

allocated to each household depending upon the household composition. 

 

Census Output Area is the smallest area for which UK Census of Population statistics are produced. An 

output area usually comprises 100-200 households. 

 

Concealed household is a household that currently lives within another household but has a preference to 

live independently and is unable to afford appropriate market housing. 

 

Debts exclude any mortgage/house loan, but include debts on credit cards, hire purchase etc. 

 

Equity is the difference between the selling price of a house and the value of the outstanding mortgage. 

 

A forecast of housing needs or requirements is a prediction of numbers which would arise in future years 

based on a model of the determinants of those numbers and assumptions about (a) the behaviour 

of households and the market and (b) how the key determinants are likely to change. It involves 

understanding relationships and predicting behaviour in response to preferences and economic 

conditions. 

 

Headship rates measure the proportion of individuals in the population, in a particular age/sex/marital 

status group, who head a household. Projected headship rates are applied to projected 

populations to produce projected numbers of households. 

 

Hidden households include anyone who lives as part of a household who are likely to leave to establish 

independent accommodation during the next two years. 

 

A household is one person living alone, or two or more people living together at the same address who 

share at least one meal a day together or who share a living room (e.g. 5 adults sharing a house 

like this constitute one 5-person household). 
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Household formation refers to the process whereby individuals in the population form separate 

households. ‘Gross’ or ‘new’ household formation refers to households that form over a period of 

time, conventionally one year. This is equal to the number of households existing at the end of 

the year that did not exist as separate households at the beginning of the year (not counting 

‘successor’ households, when the former head of household dies or departs). ‘Net’ household 

formation is the net growth in households resulting from new households forming less the 

number of existing households dissolving (eg through death or joining up with other households). 

 

A household living within another household is a household living as part of another household of which 

they are neither the head or the partner of the head.  

 

Households sharing are households (including single people) who live in non-self contained 

accommodation but do not share meals or a living room (e.g. 5 adults sharing a house like this 

constitute 5 one-person households). 

 

Housing demand is the quantity of housing that households are willing and able to buy or rent. 

 

Household income includes all salaries, benefits and pensions – before deductions such as tax and National 

Insurance. 

 

Housing Market Areas are geographical areas in which a substantial majority of the employed population 

both live and work and where those moving house without changing employment choose to stay. 

 

Housing need is the quantity of housing required for households who are unable to access suitable housing 

without financial assistance. For the purpose of technical assessment, this definition means 

partnerships need to estimate the number of households who lack their own housing or live in 

unsuitable housing and who cannot afford to meet their housing needs in the market. 

 

Housing requirements encompasses both housing demand and housing need, and is therefore the quantity 

of housing necessary for all households to have access to suitable housing, irrespective of their 

ability to pay. In other words, it is the amount of housing necessary to accommodate the 

population at appropriate minimum standards. 

 

Housing size can be measured in terms of the number of bedrooms, habitable rooms or floorspace. This 

study uses the number of bedrooms. 

 

Housing type refers to the type of dwelling, for example, flat, house, specialist accommodation. 

 

Inner London refers to the area covering the London Boroughs of Camden, City of London, City of 

Westminster, Hackney, Hammersmith and Fulham, Haringey, Islington, Kensington and Chelsea, 

Lambeth, Lewisham, Newham, Southwark, Tower Hamlets and Wandsworth. 

 

Intermediate affordable housing is housing at prices and rents above those of social rent, but below 

market price or rents, and which meet the criteria for affordable housing set out above. These can 

include shared equity products (e.g. HomeBuy), other low cost homes for sale and intermediate 

rent. 
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Key Workers: The Government’s definition of key workers includes those groups eligible for the Housing 

Corporation funded KeyWorker Living programme and others employed within the public sector 

(i.e. outside of this programme) identified by the Regional Housing Board for assistance. 

 

Lending multiplier is the number of times a household’s gross annual income a mortgage lender will 

normally be willing to lend. The most common multipliers quoted are 3.5 times income for a one-

income household and 2.9 times total income for dual income households. 

 

Low cost home ownership or shared ownership is housing designed to help people who wish to buy their 

own home, but cannot afford to buy outright (with a mortgage). Through this type of scheme you 

buy a share in the property with a Housing Association or other organisation. 

 

Lower quartile means the value below which one quarter of the cases falls. In relation to house prices, it 

means the price of the house that is one-quarter of the way up the ranking from the cheapest to 

the most expensive. 

 

Market housing is private housing for rent or for sale, where the price is set in the open market. 

 

Migration is the movement of people between geographical areas. In this context it could be either local 

authority districts, or wider housing market areas. The rate of migration is usually measured as an 

annual number of individuals, living in the defined area at a point in time, who were not resident 

there one year earlier. Gross migration refers to the number of individuals moving into or out of 

the district. Net migration is the difference between gross in-migration and gross out-migration. 

 

Non-self-contained accommodation is where households share a kitchen, bathroom or toilet with another 

household, or they share a hall or staircase that is needed to get from one part of their 

accommodation to another. 

 

Outer London refers to the area covering the London Boroughs of Barking and Dagenham, Barnet, Bexley, 

Brent, Bromley, Croydon, Ealing, Enfield, Greenwich, Harrow, Havering, Hillingdon, Hounslow, 

Kingston upon Thames, Merton, Redbridge, Richmond upon Thames, Sutton and Waltham Forest. 

 

Previously-developed land is that which is or was occupied by a permanent structure, including the 

curtilage of the developed land and any associated fixed surface infrastructure. There is no 

presumption that land that is previously-developed is necessarily suitable for housing 

development nor that the whole of the curtilage should be developed. 

 

A projection of housing needs or requirements is a calculation of numbers expected in some future year or 

years based on the modelling of existing conditions and assumptions. 

 

Relets in this context are social rented housing units which are vacated during a period and become 

potentially available for letting to new tenants, or tenants transferring. Net relets are total relets, 

or turnover, minus transfers and successions (where the tenancy is transferred to an existing 

occupant such as the child or spouse of the previous tenant). 
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Secondary data is existing information that someone else has collected. Data from administrative systems 

and some research projects are made available for others to summarise and analyse for their own 

purposes (e.g. Census, national surveys).  

 

Shared equity schemes provide housing that is available part to buy (usually at market value) and part to 

rent. 

Social rented housing is rented housing owned and managed by local authorities and registered social 

landlords, for which guideline target rents are determined through the National Rent Regime. The 

proposals set out in the Three Year Review of Rent Restructuring (July 2004) were implemented 

as policy in April 2006. It may also include rented housing owned or managed by other persons 

and provided under equivalent rental arrangements to the above, as agreed with the local 

authority or with the Housing Corporation as a condition of grant. 

 

Specialised housing refers to specially designed housing (such as mobility or wheelchair accommodation, 

hostels or group homes) or housing specifically designated for particular groups (such as 

retirement housing). 

 

A sub-region is a set of local authorities which interact closely with each other. The local authorities may all 

be in one region, or they may spread across two or more regions. 

 
 
 
Acronyms and Initials 

AMR  Annual Monitoring Report 
 
ASHE  Annual Survey of Hours and Earnings 
 
BME  Black and Minority Ethnic 
 
CLG Department for Communities and Local Government 
 
COA   Census Output Area 
 
CORE  The Continuous Recording System (Housing association and local authority lettings/new tenants) 
 
DETR Department of the Environment, Transport and the Regions 
 
DPD  Development Plan Documents 
 
DWP  Department of Work and Pensions 
 
EHCS English House Condition Survey 
 
GIS  Geographical Information Systems 
 
GLA Greater London Authority 
 
GOL Government Office for London 
 
HA  Housing Association 
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HIP  Housing Strategies and Investment Programmes 
 
HMA  Housing Market Area 
 
HMO  Households in Multiple Occupation 
 
HSSA  The Housing Strategy Statistical Appendix 
 
IMD  Indices of Multiple Deprivation 
 
LA  Local Authority 
 
LB London Borough 
 
LDF  Local Development Framework 
 
NASS National Asylum Support Service 
 
NES  New Earnings Survey 
 
NHSCR  National Health Service Central Register 
 
ODPM  Office of the Deputy Prime Minister 
 
ONS  Office for National Statistics 
 
ORS  Opinion Research Services 
 
PPS  Planning Policy Statement 
 
RSL  Registered Social Landlord 
 
RTB  Right to Buy 
 
SHMA  Strategic Housing Market Assessment 
 




