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Executive summary

Housing demand and tenure choices in different economic scenarios: the Good, the Bad 
and the Ugly
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Conclusions
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1. Introduction

1 

2

Glossary of key terms

Dwelling: 

Hidden demand: 

Household: 

Household headship rates: 

Housing demand: 

1 See http://www.ippr.org/research/themes/project.asp?id=4377 

2 See for example Bramley et al 2010, Meen et al 2008
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Longevity: 

Single-person households: 

Hidden demand: 

Migration: 

Affordability:
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Figure 1 
Housing 
affordability 
and mortgage 
completions 
(thousands), 

Figure 2 
Relationship 
between house 
price affordability 
and private sector 
renting
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Cohort change: 

Households on  
the waiting list

Proportion of  
all households

East 155,900

London

76,950

157,052

England

Table 1 
Number and 
proportion of 
households on 
a local authority 
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3. Projecting the overall volume of demand

About the ippr housing demand model

Figure 3  
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Principal: 

High migration: 

Low migration: 



9 ippr | The good, the bad and the ugly: Housing demand 2025 
Report

Age Difference

Increase, 

22,100,000

High migration 22,100,000 25,000,000

22,000,000

headship rates
22,000,000 25,100,000

 0

50,000

100,000

150,000

200,000

250,000

300,000

Principal High Migration Low Migration Revert to 2001
Headship

Table 2 
Comparing the 
propensity to form 
a household by age 

Table 3 
Overall volume of 
housing demand 
in England, 

Figure 4 
Projected 
average number 
of additional 
households per 
annum in England, 
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Figure 5 
Net additions to 
dwelling stock, 
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3 It should be noted that population projections at the regional level are based on survey data and are therefore less 

robust than those at the national level due to the smaller sample sizes.

Figure 6 
Projected housing 
demand compared 
to supply (based on 
average recent net 
additions)



12 ippr | The good, the bad and the ugly: Housing demand 2025 
Report

0

5%

10%

15%

20%

25%

30%

Ea
st

So
ut

h
W

es
t

Ea
st

M
id

la
nd

s

Yo
rk

sh
ire

&
H

um
be

r

So
ut

h
Ea

st

Lo
nd

on

W
es

tM
id

la
nd

s

N
or

th
W

es
t

N
or

th
Ea

st

En
gl

an
d

Principal High Migration Low Migration Revert to 2001 Headship

0

10,000

20,000

30,000

40,000

50,000

60,000

So
ut

h
Ea

st

Lo
nd

on

Ea
st

So
ut

h
W

es
t

Yo
rk

sh
ire

&
H

um
be

r

Ea
st

M
id

la
nd

s

N
or

th
W

es
t

W
es

t
M

id
la

nd
s

N
or

th
Ea

st

Principal High Migration Low Migration Revert to 2001 Headship

Figure 7 
Projected increase 
in housing demand 

Figure 8 
Projected average 
additional 
households per 

by region
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4. Housing demand and tenure choices in different economic scenarios: 
the Good, the Bad, and the Ugly

of recent years in the medium-long term. It is also important to note that there is considerable uncertainty about 

net migration than the headline International Passenger Survey measure (see 

Figure 9 
Past supply 
compared to 
future demand, 
by regions
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5

Housing supply: 

Modelling the different scenarios: implications for demand by tenure

). We therefore consider the ONS high 

5 Although we have used the ONS low migration projection in this scenario, it should be noted that this would still 

scenario net migration would be lower than this projection suggests.
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Figure 10 
The Good: Housing 
demand by tenure 
in England

Figure 11 
The Good: Housing 
demand by tenure 
and region
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Figure 12 

demand by tenure 
in England
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demand by tenure 
and region

Figure 14 

demand by tenure in 
England
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Figure 15 
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Appendix 1: Implications of the different economic scenarios for 
additional volume demand by tenure and by region

Good economic scenario

Additional demand  
Average additional 
demand per annum Increase in demand, 

Owner Occupier

East 29,965

London

25,766

21,212

Private Rented

East

91 6

London 2,725

121

271

Social Rented

East 71,571

London 120,065

5,956

5,107

21,796
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Bad economic scenario

Additional demand  
Average additional 
demand per annum Increase in demand, 

Owner Occupier

East

15,291

London 16,005

190,297

Private Rented

East

London

Social Rented

East

London

150,956

7,169
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Ugly economic scenario

Additional demand  
Average additional 
demand per annum Increase in demand, 

Owner Occupier

East

London

29,725

156,076 9,755

Private Rented

East

260

London

2,652

795

Social Rented

East 157,107

London 20,660

176,792

11,176
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Appendix 2: Methodology

Stage 1: Projecting the headship rates

y
i
 = a + bxi

Where:

i

y
i
 = headship rate in year i

k y y y2001 < y1991

a = y k

b = (y k y k

x
i
 = (i

Stage 2: Forecasting tenure splits

y
rt(tenure)

 =  + (Region)
r
 + (Unemployment)

rt
 + (Affordability)

rt
  

+ (Unemployment × Affordability)
rt
 + 

rt

Where:

r = region

t

tenure

, , , , , 

Region

Unemployment is the regional unemployment rate

Affordability

Government.
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