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New housing supply in England now close to level 
of household projections 
There was a further upturn in new building and other additions to the English

housing stock in 2016/17, bringing total net output up to some 10,000 below the

227,000 level required to match the 2014-based household projections. Table

2.2.1, showing net additions, is based on data from the statistics that MHCLG

have been compiling annually since 2006, giving much more comprehensive

coverage than previously available of the additions to the stock arising from

conversions and changes in the use of buildings. It is also notable that the figures

for new build completions in these annual statistics are markedly higher than

those recorded in the much more longstanding quarterly statistics on new

housebuilding, compiled by building inspectors. 

Indeed while the new build figures from the annual series were some 10,000 a year

higher in 2011/12 and 2012/13, the gap was much wider in subsequent years –

some 18,000, 30,000, 24,000 and 35,000 respectively. Such is this discrepancy

MHCLG is conducting a review of the quarterly statistics, as in their current form

they have clearly lost any credibility.1

One of the issues is that the quarterly statistics are very quickly compiled and

susceptible to under-recording. Another is the lower levels of reporting by

‘approved inspectors’. That said it should be noted that the new build starts figures

show a rise of almost 20,000 between 2015/16 and 2016/17: this implies

(allowing for the time lag between starts and completions) that completions in

2017/18 are likely to rise further and potentially match or even exceed the

projected annual level of household growth. An increase of that order next year is

also anticipated by the Office for Budget Responsibility.2

But at the same time a level of output that just matches household growth does

nothing to permit a reduction in the numbers of concealed and sharing

households, or make provision for any rise in the numbers of second homes or

vacancies arising from turnover in the additional stock. Provision for those factors

has led to estimates of the required annual net additions to the stock that range

from 250,000 to 300,000.3

The government’s announcement in the Autumn Budget of a target of 300,000

additional dwellings a year for England is therefore welcome, if likely to prove

over-ambitious. The rise in the level of housebuilding in England is clearly in part

a result of the very substantial government support provided through Help to Buy

and related schemes (discussed in Contemporary Issues Chapter 1). That is set to

continue but the housing market will inevitably be adversely affected by Brexit-

related economic uncertainty. There are also complex issues around infrastructure,

labour availability and planning and land release that all need to be overcome if

housebuilding numbers are to increase significantly in the future. More positively,

while the funding and output of new affordable housing in recent years has been

rather erratic, it is now set to increase (see Commentary Chapter 4). 

Table 2.2.1 Net additions to housing supply in England 2011/12-2016/17

2011/12 2012/13 2013/14 2014/15 2015/16 2016/17

New build completions 128,160 118,540 130,340 155,080 163,940 183,570

+  Net conversions 5,240 4,100 4,470 4,950 4,760 5,680

+  Net change of use 12,590 12,780 12,520 20,650 30,600 37,190

+  Net other gains 1,100 1,370 1,330 630 780 720

–  Demolitions 12,200 12,060 12,060 10,610 10,420 9,820

=  Net additional dwellings 134,900 124,720 136,610 170,690 189,650 217,350

Quarterly new build figures 118,510 107,980 112,330 124,650 139,670 147,920

Sources: MHCLG Housing supply: net additional dwellings, England: 2016/17; MHCLG Live Table 213 Quarterly
new build completions (not seasonally adjusted).  

New household projections in Wales
New 2014-based household projections for Wales were published last year. It is

notable that they suggest a rather slower rate of household growth than the 

2011 projections, as shown in Table 2.2.2. The annual growth in household

numbers is 8,400 over the decade to 2024, compared to the 10,900 suggested by

the 2011 projections. 



Dwellings, stock condition and households

49

The difference between the two essentially flows from a lower level of underlying

projected population growth, only slightly offset by a more rapid decline in

average household size in the 2014 projections (as was forecast by Alan Holmans

in his assessment of the 2011 household projections).4

Uncertainty about migration effects in Scotland
The 2014-based household projections for Scotland were discussed in last year’s

edition of the Review. The principal projection suggested annual growth of just

over 16,250 households a year over the decade to 2024, falling to an average of

just over 12,100 households a year over the following fifteen years. Against that,

net additions to the housing stock in Scotland over the last three years have

averaged some 18,000 (see Table 2.2.3). The only caveat is that the recorded 

data are known to underestimate the numbers of private sector demolitions.

Nonetheless these are not likely to be so great as to totally erode the 

recorded balance of net additions to the housing stock over levels of projected

household growth. 

The latest household estimates show growth in 2015 and 2016 marginally ahead of

projected levels, but the greatest uncertainty is in respect of future levels of net

migration. The 2014 population projections (on which the household figures are

based) assume average levels of net inward migration of some 15,750 individuals

over the decade to 2024. However in practice net inward migration rose from

17,600 in 2013/14 to 28,000 in 2014/15, and 31,700 in 2015/16.6

In the long term, as with the rest of the UK, net migration in Scotland is uncertain

until the outcome of the Brexit negotiations, and its possible constitutional

consequences for Scotland, become clearer. However, at least in the short term, the

higher levels of net inward migration in 2015 and 2016 do put upward pressure on

household growth.

Northern Ireland’s population forecast to grow more slowly
The 2012-based household projections remain the latest available for Northern

Ireland, and these suggested an annual average addition of 4,300 households over

the decade to 2022. In each year since 2011/12 new build completions have

comfortably exceeded the projected level of household growth, falling from 5,719

in 2011/12 to 5,315 in 2013/14 before rising to 6,467 in 2016/17. However,

estimates of net additions to the stock over the four years from December 2012 are

rather lower, averaging just 4,500 a year – only slightly ahead of the projected rate

of household growth.7

Table 2.2.2 Household projections for Wales
Thousands of households

2014 2019 2024 2039

2011-Based Projections 1,326 1,377 1,435 1,467

2014-Based Projections 1,326 1,368 1,410 1,436

Source: Local Authority Household Projections (2014-based), Welsh Government.

However there has only been a slow rate of recovery in recorded new

housebuilding rates in Wales, from a low of 5,505 in 2010/11 up to 6,833 in

2016/17, well below the latest household growth projections. That said Wales

does not collect data on additions to the housing stock as a result of conversions

and of changes of use; nor is provision made for their contribution in the annual

estimates of growth in the housing stock, which are based only on new build

and demolitions. 

It is only when Census data become available that figures for the growth in the

housing stock are adjusted to take account of conversions, any under-recording

of new build completions in the quarterly housebuilding statistics, and other

factors. Thus while the average annual addition to the stock for the years

between the 2001 and 2011 Census is stated as just over 7,500 a year (based on

recorded new completions and demolitions only), the average increase in the

dwelling stock estimates over those years is much higher at just over 10,900 a

year.5 It follows from this that any shortfall in additions to the housing stock

compared to household growth will be much lower than appears to be the case

if based solely on quarterly new build and demolition figures.
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While over the last three years (to mid-2016) population growth has exceeded the

average level in the 2012 population projections (on which the household figures

are based), the latest 2016 population projections now suggest a lower level of

growth going forward (some 7,750 a year compared to some 9,500 in the 2012

projections, and an average of 10,800 over the last three years).8

Migration and other factors mean an uncertain future
Levels of population and household growth will clearly be uncertain in the years 

to come, and not just because of the uncertainties over the potential changes to

migration policy that might result from Brexit. Already following the Brexit vote

(and the sharp decline in the value of the £ relative to the euro and other

currencies) net inward international migration to the UK fell from 273,000 in the

year to September 2016 to just 244,000 in the year to September 2017.9 This is still

higher than assumed across the UK in the 2016-based population projections

(165,000 a year),10 although there is clearly some prospect that outturn levels of net

inward migration could fall further. The medium-term scope for any decline is,

however, limited given the significant levels of non-EU net migration, unaffected by

Brexit, and the prospect that any further reduction in levels of EU migration will

also be offset by reductions in levels of UK migration to EU countries. 

There are also, as noted above, uncertainties about the rate at which ‘headship rates’

will fall, particularly as these are now seen to be related to economic and housing

market conditions, rather than simply based on longer-term demographic trends.

Ongoing value of the English Housing Survey and Family 
Spending reports
Last year saw the 50th anniversary of the origins of the English Housing Survey

(EHS) in the 1967 House Condition Survey for England and Wales.11 If this was the

beginning of` the ‘physical’ component of the EHS, this year sees the fortieth

anniversary of the National Dwelling and Household Survey that was to develop

into the ‘social’ component of the EHS. 

Changes in housing conditions in England over the half century, and related

changes in measures of housing conditions that have been applied, are shown in

Figure 2.2.1. The sharp decline over the first quarter century in the proportions of

dwellings lacking basic amenities saw the focus switch to concerns about the

incidence of ‘unfit’ and then ‘non-decent’ dwellings, with modifications towards 

a more rigorous definition of the Decent Homes Standard over time. For further

data on stock conditions for all UK countries, see Tables 22-27 in the

Compendium. These include recent tables that focus on the energy efficiency 

of dwellings. 

Several of the tables in the Compendium that relate to this chapter also draw on

the social survey components of the EHS. Attention here is drawn to Table 34,

which shows that the proportion of working households in the social rented sector

has undergone a marked rise since 2010/11, and is now only a little below what it

was in 1981, after which right to buy sales saw working households move out of

the sector (if not out of their homes). This is illustrated in Figure 2.2.2. The factors

underlying this rise, after over two decades when the proportions were fairly

constant, are complex and worthy of further examination. However they should go

some way towards combatting unwanted (and unwarranted) negative stereotypes

of social sector tenants.

Figure 2.2.1 Changing housing conditions in England 1967-2015
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Source: English Housing Survey and predecessor surveys.
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Last year also marked the 60th anniversary for the Family Spending reports,

initially based on the Family Expenditure Survey (FES), and more recently

reconfigured as the Living Cost and Food Survey (LCFS). These regularly provide

the income data for Compendium Tables 36, 37 & 38, and for the Review’s

affordability analyses (this year in Contemporary Issues Chapter 1). The first FES

report covered the years from 1957 to 1959 and was published in 1961.12 One

characteristic that stands out from the survey’s early years is that income and

expenditure were then examined in terms of whether households rented furnished

or unfurnished accommodation, rather than in terms of rental tenures. It is only

with the report of the 1969 survey13 that the distinction between local authority

and other unfurnished accommodation was introduced, and some years after that

before the now more familiar tenure distinctions between local authorities,

housing associations and private renting were adopted. 

In these difficult times the fact that the 50th anniversary of the EHS and the 60th

anniversary of Family Spending mark their continued existence are a cause for

celebration; it is also fitting to record an appreciation of the role of the late Alan

Holmans in the creation of the ‘social’ component of the EHS. Looking ahead it is

also to be hoped that we will see an updated edition of his masterly compendium

of the historical statistics of housing in Britain,14 now that 12 years have passed

since its publication. And in similar vein it would also to be good to see an update

of the Council of Mortgage Lenders Compendium of Housing Finance Statistics,

two decades after its publication.
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Figure 2.2.2 Recovery in levels of working households in the social
rented sector 
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Source: English Housing Survey and predecessor surveys.
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