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Welcome to our third Housing Outlook of 2025. This quarter, we show that delivering 1.5
million new homes by the end of Parliament would be a real step-change in housebuilding
in England, but not game-changing when it comes to rebalancing housing supply and
demand.

Since 2022, housing stock relative to population has been on the slide, and we estimate
that delivering 300,000 new homes per year over the next five years is necessary to simply
arrest this trend and take us back to 2021 levels. But if net additions were maintained at
this rate over a ten-year period, this would lead to a significant improvement in dwellings to
population, boosting the number of homes per 1,000 adults from 535 in 2024, to 554 in 2034.

The picture when it comes to affordable (i.e. sub-market) homes is less encouraging. The
ratio of affordable homes per 1,000 adults in England has been consistently falling since
1980, standing at 88 in 2024, an all-time low. The Government’s new £39 billion Social and
Affordable Homes Programme (SAHP) is hugely welcome, but even in a best-case scenario
it would only stop this decline, with the number of affordable homes per 1,000 adults
increasing ever-so slightly over ten years, to 91 per 1,000 adults in 2034.

Finally, we show that higher levels of housing stock to population correlate with lower
rents, which suggests building focused in high-cost areas could have an affordability
impact over time. But perhaps more pertinently, the Government should focus building in
areas that are, or should be, highly productive rather than simply less affordable to boost
growth as well as reduce housing cost pressures.

Hitting the new homes target would be a step-change, but one that
needs to be sustained

The Government has made housing one of its top priorities, pledging to preside over the
delivery of 1.5 million new homes in England this Parliament — equivalent to an annual
average of 300,000 added to the housing stock each year from 2025 to 2029.

This would mark an unprecedented increase: over the last decade (excluding 2020-21 when
there was a substantial drop in building activity due to the Covid-19 pandemic), annual
average net additions stood at 223,000, and since 1971, the figure has exceeded 250,000 just
once (see Figure 1). To this end, the Government has already made a number of big changes:
reforming planning rules with mandatory housebuilding targets for councils; creating



https://labour.org.uk/wp-content/uploads/2024/06/Labour-Party-manifesto-2024.pdf
https://www.gov.uk/government/news/planning-overhaul-to-reach-15-million-new-homes
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routes for developers to access Green Belt land more easily; and establishing a National
Housing Bank with £16 billion of capital, that aims to inject an additional £53 billion of private

investment into housing projects.

FIGURE 1: 1.5 million new homes are needed over this Parliament simply to turn the
decline in housing stock to population around
Dwelling stock per 1,000 adults (left axis), and net additional dwellings (right
axis), outturn and projection: England
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NOTES: Dwelling stock estimates are stock at 31 December from 1971 to 1990, and at 31 March from
1991 onwards. Net additions refers to net change in dwelling stock between 1 April of the previous year
and 31 March that year. Stock per 1,000 adults is calculated using ONS mid-year population estimates
for people aged 16 and above. The projection period assumes 300,000 new homes are added to the
dwelling stock total per year and the population grows in line with projections.

SOURCE: RF analysis of MHCLG, Live tables 104, 118; ONS, Population estimates for England by

single year of age, July 2024; ONS, Population estimates for England by single year of age, July 2025,
Population estimates for the UK and constituent countries by sex and age Historical time series, July
2024, and Population projections for local authorities by single year of age and sex, England 2022 based,

June 2025.

But when it comes to per person housing, what does 1.5 million additional new homes
actually translate into? As Figure 1 shows, additional dwellings on this scale over the
Parliament are required simply to reverse the recent downward trend in the ratio of housing
stock to the adult population. 1.5 million additional new homes would mean the housing
stock per 1,000 adults in England would increase to 543 by 2029, just surpassing its peak in
2021 (541 homes per 1,000 adults).

At least at the aggregate level, then, even if the Government does deliver on its promise
of 1.5 million more homes over the Parliament, this does not look sufficient to reset

the relationship between housing and the overall size of the population. What is key is
maintaining this level of building over a longer time frame. Figure 1 also shows that if the
same level of net additions was sustained over the following five years to 2034, this would
result in a longer-term upwards trend in housing per person, with the ratio reaching a
historic high of 554 homes per 1,000 adults by 2034.


https://www.gov.uk/government/news/over-500000-homes-to-be-built-through-new-national-housing-bank
https://www.gov.uk/government/news/over-500000-homes-to-be-built-through-new-national-housing-bank
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Boosting affordable housing levels relative to the population will

be harder to achieve

Boosting England's housing stock overall is key to 1.5 million target, but increasing the
number of affordable homes is a further crucial aim of this Government. As Figure 2 shows,
the ratio of affordable (i.e. sub-market) housing stock relative to England's adult population
has fallen drastically over time. At its peak in 1979, the figure stood at 154 dwellings per 1,000
adults; in 2024 (the latest outturn data), it was just 88 affordable homes per 1,000 adults.
The near-halving of affordable dwellings to adult population is largely the result of failure

to replace the social housing stock lost to Right to Buy sales: today, there are over 131,000
fewer affordable homes than there were when Right to Buy was introduced in 1980.*

FIGURE 2: Affordable housing stock has fallen drastically relative to population since
the early 1980s
Affordable dwelling stock per 1,000 adults (left axis), and additional affordable
homes (right axis): England
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NOTES: Affordable housing stock estimates are stock at 31 December from 1971 to 1990, and at

31 March from 1991 onwards. Additional affordable homes series refers to the number of homes
completed in the year up to March. The series uses housing association and local authority completion
data pre-1991. Projection assumes 300,000 affordable homes are delivered over ten years by the Social
and Affordable Homes Programme, and private developers build 270,000 homes per year, building

the same proportion as affordable homes as the previous five-year period (2019-20 to 2023-24, 22 per
cent) with net additions to stock adjusted to factor in losses of stock due to social housing sales and
demolitions. Additional affordable homes line refers to outturn and projection of additional affordable
homes added to stock through public and private development. Projection for affordable dwellings per
1,000 adults calculates stock using net additions, so includes adjustment for losses.

SOURCE: RF analysis of MHCLG, Live Tables 104, 213, 1000, 678 and 684; ONS, Population estimates for
England by single year of age, July 2025, Population estimates for the UK and constituent countries by
sex and age Historical time series, July 2024, and Population projections for local authorities by single
year of age and sex, England 2022 based, June 2025.

Given this, the Government's manifesto pledge to deliver “the biggest increase in social and
affordable housebuilding in a generation” is very welcome, as is the £39 billion allocated
at this spring’s Spending Review to the new 2026-2036 Social and Affordable Homes



https://www.resolutionfoundation.org/publications/housing-outlook-q1-2025/
https://www.resolutionfoundation.org/publications/housing-outlook-q1-2025/
https://labour.org.uk/wp-content/uploads/2024/06/Labour-Party-manifesto-2024.pdf
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Programme (SAHP). The SAHP aims to deliver 300,000 affordable homes over the next ten
years, with 60 per cent (180,000) of these new homes for social rent, a meaningful change
given that just 14 per cent (75,000) of additional affordable homes in the last decade were for
social rent. The SAHP aims to deliver 300,000 affordable homes over the next ten years, with
60 per cent of the budget dedicated to new homes for social rent.

In Figure 2, we also show how the affordable housing stock per 1,000 adults would change
over the next ten years if three assumptions held true: first, that the SAHP delivers 30,000
homes per year (to reach its promised 300,000 total); second, that the private sector boosts
housebuilding to the level required to meet targets (1.2 million over five years) and builds the
same share of affordable homes under section 106 agreements as it has on average over the
last five years; and third, that losses through sales and demolitions continue to occur at the
current rate.” Under these assumptions the steady downward trend of affordable homes per
1000 adults would be ever-so slightly reversed, increasing the ratio of affordable homes to
adults to 91 per 1,000 by 2034.

This might sound like good news, but in reality, it should be a concerning conclusion for the
Government, for two key reasons. First, housing need is acute: as of March 2024, 1.3 million
households were on local authority waiting lists in England, the highest number since 2014.°
At the sharpest end, the number of households in temporary accommodation has been
rising steadily since 2012 and reached a record high of 131,000 households (containing
169,000 children) in March 2025.”Second, there are reasons to be cautious when it comes to
future private developer contributions, not least because the Government has foregrounded
the role that brownfield land could play in unlocking sites for further affordable homes,
where viability concerns could drive down section 106 contributions on these sites.

New homes are most needed in the least affordable and most
productive areas, but there can be a trade-off here

Delivering on the aggregate housing targets (total and sub-market) is, then incredibly
important, but building homes in the right places is also key to ensure that supply broadly
matches housing demand, both now and in the future. As Figure 3 shows, there is a
relationship between housing stock per 1,000 adults and private rental prices across English
local authorities, with higher levels of stock relative to population associated with lower
average rents. This suggests that focused building in high-pressure local areas could have

a material effect on housing costs there: we estimate that if the ratio of dwellings to adult
population increased from 550 to 570 in a typical local authority, average monthly rent would
fall by £34.2


https://www.gov.uk/government/news/thousands-of-new-homes-to-be-built-as-government-unlocks-brownfield-sites
https://www.gov.uk/government/news/thousands-of-new-homes-to-be-built-as-government-unlocks-brownfield-sites
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FIGURE 3: Higher levels of housing stock per population are associated with lower
average monthly rents
Dwelling stock per 1,000 adults (horizontal axis), and average monthly private
rent (vertical axis) in local authorities: England, 2024
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NOTES: City of London and Isles of Scilly have been excluded due to low population. Core city refers

to eight major population and economic centres in England: Birmingham, Bristol, Leeds, Liverpool,
Manchester, Newcastle, Nottingham and Sheffield. Dwelling stock and average monthly rent in March
2024. Dwelling stock per 1,000 adults is calculated using ONS mid-year population estimates for people
aged 16 and above.

SOURCE: RF analysis of MHCLG, Live Table 104; ONS, Private Index of Private Rents; ONS, Population
estimates for local authorities by single year of age and sex, England, July 2025; Core city definition is
from C Baker, City & Town Classification of Constituencies & Local Authorities, House of Commons
Library, June 2018.

So, just where should house building efforts be focussed to achieve the greatest effect?
As the chart shows, local authorities in London and cities such as Oxford and Bristol are
some of the most expensive housing markets in the country, suggesting they should be
prime targets. Indeed, the Government’s housing targets tend to skew towards the least
affordable areas in England. But there is a potential productivity and affordability trade-
off for the Government here. Why? Because the |east affordable areas are not always the
most productive, and building in the most productive areas would help generate economic
growth. While London, for instance, is both highly productive and a city renowned for
eye-watering housing costs, there are local authorities like South Hams in Devon, which
combine low productivity with high housing unaffordability.” Equally, there are currently
relatively more affordable areas such as Birmingham and Manchester which the country
needs to be more productive, where housing cost pressures will increase as productivity
grows and housing stock to population does not keep pace.

Pricey areas have more affordable housing to population, but also
higher housing need

Finally, Figure 4 plots affordable housing stock relative to population against rents in English
local authorities, revealing that areas with higher average monthly private rents are also


https://commonslibrary.parliament.uk/research-briefings/cbp-8322/
https://www.resolutionfoundation.org/app/uploads/2024/09/Growth-Mindset.pdf
https://www.resolutionfoundation.org/app/uploads/2024/09/Growth-Mindset.pdf
https://economy2030.resolutionfoundation.org/reports/a-tale-of-two-cities-part-1/
https://economy2030.resolutionfoundation.org/reports/a-tale-of-two-cities-part-2/
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in general blessed with higher affordable housing stock per 1,000 adults than elsewhere.
However, this is largely driven by London, which has the highest rents in the country. The
ratio of average affordable housing stock per 1,000 adults in the capital stands at 113,
compared to an overall average of 84.

FIGURE 4: There is more affordable housing relative to population in high-rent areas in
England than in low-rent areas
Affordable housing stock per 1,000 adults (horizontal axis), and average
monthly private rent (vertical axis) in local authorities: England, 2024
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NOTES: City of London and Isles of Scilly have been excluded due to low population. Core city refers

to eight major population and economic centres in England: Birmingham, Bristol, Leeds, Liverpool,
Manchester, Newcastle, Nottingham and Sheffield. Affordable housing stock and average monthly rent
in March 2024. Affordable housing stock per 1,000 adults is calculated using ONS mid-year population
estimates for people aged 16 and above.

SOURCE: RF analysis of MHCLG, Live Table 104; ONS, Private Index of Private Rents; ONS, Population
estimates for local authorities by single year of age and sex, England, July 2025; Core city definition is
from C Baker, City & Town Classification of Constituencies & Local Authorities, House of Commons
Library, June 2018.

But the good news story ends there. Analysis also shows that many of the local authorities
with highest rents also have large numbers of households in temporary accommodation.
Housing need is particularly acute in London despite higher levels of affordable housing
relative to population, indicating there remains substantial unmet need in these areas. As
of March 2025, there were on average 20 households per 1,000 households in temporary
accommodation in London, compared to the England average of 5 per 1,000 households.
Across the country, on average local authorities have 49 households per 1,000 households
on social housing waiting lists.

And as always, these aggregate measures obscure acute crises in some areas, particularly
in London. At the extreme, in Newham, 3 in 10 households are on local authority waiting
lists, and over 1in 20 households are in temporary accommodation. Moreover, there are
also warning signs from some core cities outside of London: for example, in Birmingham
and Manchester, there are more than double the number of households per population in
temporary accommodation than the national average (12 per 1,000 households), and one-in-


https://commonslibrary.parliament.uk/research-briefings/cbp-8322/
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ten households in Bristol are on social housing waiting lists. This implies there is scope for
affordable housebuilding to be targeted to these areas with the highest supply constraints,
somewhat at odds with the Government’s current plans which analysis suggests could see
nearly half of all new social housing over the next ten years being built in rural areas.

Conclusion

Delivering 1.5 million new homes by the end of Parliament would be a genuine step-change
in housebuilding in England — but not game-changing when it comes to housing per person
levels. In fact, building at this rate across the Parliament would take housing per person
levels back to just 2021 levels. Sustaining this level of housebuilding over 10 years and more
is what is required to significantly shift the dial when it comes to housing relative to the
population. For affordable housing, delivering these targets would reverse the consistent
decline in affordable homes per 1000 adults in the UK, but sustained building at this rate
over 10 years would only take levels of affordable housing per person back to 2017. However,
any boost to the affordable housing stock will have a meaningful impact for the many adults
and children currently housed in temporary, unsuitable or expensive accommodation.

' Contributions and comments from colleagues at the Resolution Foundation are gratefully acknowledged, particularly:
Lindsay Judge and Hannah Aldridge. All views and errors remain those of the authors.

2 Although the Government's housing target is often interpreted as requiring 1.5 million new builds, in fact it is net addi-
tional dwellings by which the Government will measure progress (details set out in the Government's Plan for Change
document). Alongside new builds, the net additional dwelling measure takes account of dwellings from conversions and
change of use as well as demolitions. Over the last decade (excluding 2020-21 when there was a substantial drop in build-
ing activity due to the Covid-19 pandemic), there was an annual average of 223,000 annual net additional dwellings, 13 per
cent higher than the new builds total.

3 The observation that a higher level of new homes is required over a sustained period of time to shift the dial on housing
costs is far from new. See, for example, K Barker, Review of Housing Supply, Final Report - Recommendations, March 2004.
4 The Government is reforming the Right to Buy scheme but previous Resolution Foundation analysis found their pro-
posals were unlikely to reduce the outflow of council homes. Notably, the Government's latest proposal has removed the
commitment to replacing homes on a like-for-like basis, and dropped the replacement target altogether.

® Taken together, this sums to around 50,300 affordable homes added to the stock each year, demonstrating the signifi-
cance of losses through sales and demolitions. Losses may be under-estimated as they do not account for other types of
losses such as due to conversions or change of tenure. These estimates are inherently uncertain given the range of factors
that may affect our assumptions.

¢ Source: MHCLG, Live Table 600: number of households on local authority housing registers (waiting lists), by district,
England, from 1987 June 2025. Waiting list data was unavailable for seventeen local authorities.

’Source: MHCLG, Statutory homelessness in England: January to March 2025. Temporary accommodation data was una-
vailable for eleven local authorities.

& This follows the trendline seen in Figure 3, which shows a negative correlation between dwelling stock per 1,000 adults
and average monthly rents — as dwelling stock increases, rent decreases. While this holds on average, there is a different
relationship in London, where higher dwelling stock is associated with higher rents. This estimate does not take into ac-
count other factors affecting rent such as income.

9 Source: RF analysis of ONS, Private Index of Private Rents; ONS, Subregional productivity: labour productivity indices by
local authority district



https://www.centreforcities.org/blog/the-sharp-end-of-the-housing-crisis-is-in-cities-will-the-governments-plan-help/
https://www.centreforcities.org/blog/the-sharp-end-of-the-housing-crisis-is-in-cities-will-the-governments-plan-help/
https://www.thinkhouse.org.uk/site/assets/files/1878/barker.pdf
https://www.resolutionfoundation.org/publications/housing-outlook-q1-2025/
https://www.gov.uk/government/consultations/reforming-the-right-to-buy/outcome/government-response-to-the-consultation-on-reforming-the-right-to-buy
file:///C:/Users/Imogen.Stone/Downloads/. https:/www.gov.uk/government/statistical-data-sets/live-tables-on-rents-lettings-and-tenancies
file:///C:/Users/Imogen.Stone/Downloads/. https:/www.gov.uk/government/statistical-data-sets/live-tables-on-rents-lettings-and-tenancies
https://www.gov.uk/government/statistical-data-sets/live-tables-on-homelessness

	_Hlk206427455

