
 

Chapter 5 Drivers of Change  
 

 

Key points 
 
Demographic demand is demand driven by population growth, both natural (more births than deaths) 
and migrational. The population of South East London is projected to grow by 235,000 over the 2011-
2031 period, on average over 11,700 per annum.  
 

• Projections suggest that the main feature of future change will be ageing. The proportion of people 
aged 65 or more in South East London is projected to grow from 12% to 15% whilst the working 
age population (16-64) is projected to fall back to 66%.  

 

• Household projections indicate household growth in South East London will average 6,500 per 
annum from 2011-2031. The largest increases are projected for Greenwich, Lewisham and 
Southwark with Bexley and Bromley growing more slowly. The highest rate of growth will be in 
multi-person households off-set by reductions in the proportions of people living alone and couples 
without dependent children. The growth in multi-person households and the reduction in people 
living alone is in part driven by affordability issues.  

 
Housing demand may also be driven by the economy. Employment in South East London is 
projected to increase by 102,000 between 2011 and 2031.  
 
• Over the same period the number of people of working age (16-64) is forecast to increase by 

133,000. Changes in the State Pension Age and a worsening in the returns from private or 
occupational pension are likely to have an impact on the labour force over the next two decades, as 
older people choose or are obliged to remain in employment for longer. This represents a substantial 
addition to the potential working age population. 

 

• Assuming that economic activity and employment rates remain broadly unchanged, population 
growth will result in about 114,000 additional workers in South East London. This is higher than the 
forecast for new job creation. Projected employment growth will not therefore exceed labour supply 
and generate additional in migration – rather it might generate out migration. The additional 
complexity of commuting patterns also impacts on the position.  

 
Improvements to the transportation infrastructure  are likely to impact on the South East London 
housing market.  
 
• The most significant of these is Crossrail, which will improve access to and from the north of the 

sub-region by the end of this decade. Crossrail will increase the attractiveness of this area to 
investors, increasing the likelihood of both employment generation and new housing investment, but 
it may also impact adversely on affordability by generating a boost of 20% in property prices and 
rents. 

 
• Recently-announced additional housing development at Ebbsfleet may also impact on the South East 

London housing market. This might attract demand from South East London and reduce affordability 
pressures there, but any major impact is unlikely in the short and medium term, unless there is rapid 
progress in bringing this development forward. 

 
Overall, this review of housing market drivers produces a picture which suggests a high level of future 
housing demand in South East London driven by natural population change, continuing migration and by 
projected future employment growth. Significant housing growth will be needed to support the future 
economy, to minimise commuting levels, and to maximize the level of affordable housing provision 
available to existing and newly forming households.  

 



Introduction 
 
5.1 This chapter examines the key factors which are exerting influence over change in the South 
East London market now and in the future. Demographic demand driven by population change (in 
London’s case population growth as a result of the surplus of births over deaths and by net in-migration) 
is a major driver. As well as examining overall changes in the scale of demand, it is important to look at 
changes in the composition of demand arising from changes in the age structure of the population and 
in the size and composition of households. The second main driver is economic demand driven by 
employment opportunities (again strong employment growth in London’s case) and by changes in the 
nature of employment in London and in commuting patterns. Related to this is the impact of a range of 
proposals for improvements to transport infrastructure which are also likely to impact on housing 
demand.  
 

Demographic demand 
 
Population change 
 
5.2 In 2012 South East London was home to 1,383,500 people, an increase of 86,000 (7%) over the 
previous five years. The population of South East London has increased in every year since 1992, and by 
more than 1% per annum in each year since 2004, despite economic and housing market problems 
since 2007. Figure 5.1 compares that annual rate of population change in South East London with 
London as a whole and with England. Since the early 1990s both South East London and London as a 
whole have grown more rapidly than England. However the population of South East London (along with 
the South West and West sub-regions) has generally increased more slowly than that of London as a 
whole over this period. The highest rates of growth have been concentrated in the North and North East 
sub-regions. 
 
Figure 5.1 Population change in South East London, Greater London and England, 1982-2012 

 
Source: Office of National Statistics, mid year population estimates 

 
5.3 Within South East London, rates of population change have varied substantially. Figure 5.2 
shows indexed population change by borough over the 1981-2012 period. Greenwich has consistently 
shown the highest rate of population increase (20% since 2001), followed by Southwark (14%) and 
Lewisham (11%). Bexley (7%) and Bromley (6%) have also grown significantly, but at slower rates. 
These differences between boroughs have generally been consistent across the whole 1981-2012 
period, except in the case of Greenwich, where the population declined slightly from 1981 until about 
2000, since when growth has been rapid. 
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Figure 5.2 Population change in South East London by Borough 

 
Source: Office of National Statistics, mid year population estimates 
 

Components of population change 
 
5.4 Population change is made up of natural change (births less deaths) and net migration 
(population movement into an area less movement outwards). Migration can be further divided into 
moves from and to other areas within the UK (internal migration) and moves from and to areas outside 
the UK (international migration). Net migration is the difference between inward and outward flows. In 
2012, across London as a whole, natural population growth (88,000 people) was the largest component 
of population change, representing 84% of net growth. Net in-migration from abroad also contributed 
substantially to growth (69,000) but this was substantially offset by a net outflow of people from London 
to the rest of the UK (52,000). The level of natural population growth in London rose sharply during the 
2000-2010 period but since then has remained at about 85,000 per annum. Net international migration 
has been more volatile but has fallen from a peak of over 100,000 per annum in the early 2000s to 
about 70,000 per annum in 2012. There has been a consistent picture of net out-migration from London 
to the rest of the UK, but the level has fallen since 2007 from around 70,000 to about 50,000 per annum 
in 2012. 
 
5.5 In South East London, population change in recent years has been driven by natural growth and 
by net migration in from abroad, with a small net loss to other areas within the UK including other parts 
of London. All the sub-regions of London have a broadly similar pattern, but with higher levels of net 
population change, higher natural change, and a higher level of net international in migration (Figure 
5.3). The other sub-regions also have a higher level of net out migration to the rest of the UK except 
South West London, where internal migration flows in 2011 were more or less in balance. Looking at 
gross migration flows, South East and South West London have much lower levels of ‘churn’ than the 
three other sub-regions, or in other words they are more stable in population terms. 
 
5.6 In South East London, natural population change has increased steadily over the past decade. 
There has been net out migration to the rest of the UK outside London, and net in migration from 
abroad, with a small level of net-in migration from the rest of London (Figure 5.4). Levels have 
fluctuated from year to year (Figure 5.5). Pro rata to the sub-region’s population, the level of natural 
growth and in-migration from abroad have been the same as for Greater London, but the scale of net 
out-migration to the rest of the UK is only about half that experienced across London as a whole. 
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Figure 5.3 London sub-regions: components of population change 2011 

 
Source: GLA, 2013 Round Central Trend Population Projections 
 
Figure 5.4 Average annual migration flows 2009-2012 

 
Sources: ONS (from NHS data) for domestic flows and GLA Central Population Projection. 

 
5.7 Within South East London, (Figure 5.6) Lewisham, Southwark and Greenwich show a similar 
pattern of population change to South East London and Greater London. The scale of change, and of 



each of its components, is greater in relation to population than Greater London or the South East sub-
region, but the pattern of change since 2001 is similar to that for Greater London. Bexley also tends to 
experience natural population growth, net in-migration from abroad, and net out-migration to the rest of 
the UK, but the scale of change is much smaller in relation to population, and trends are more volatile 
with, for example, some years of net in-migration from the rest of the UK.  
 
5.8 Bromley shows a distinctly different pattern to those for Greater London, the sub-region and the 
other boroughs. The level of natural population growth is low relative to population as in Bexley, but 
increasing rapidly from a low base and there is a low level of net in-migration from abroad. However the 
major difference is net in-migration from the rest of the UK, unlike any of the other Boroughs in South 
East London. This has been volatile in recent years but has increased since 2010 as the housing market 
has recovered. Clearly, Bromley is attracting a greater number of incomers from elsewhere within the 
UK than it is losing. These patterns of change are important as they determine the likely pattern of 
future population growth.  
 

Figure 5.5 South East London: Components of population change 2002-12 

 
Source: GLA, 2013 Round Central Trend Population Projections 
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Figure 5.6 South East London Boroughs: Components of population change 2012 

 
Source: GLA, 2013 Round Central Trend Population Projections 
 

Future population change 
 
5.9 Population projections provide a picture of future demographic change in South East London. 
Official population projections covering all local authority areas in England over the next 25 years are 
produced by the Office of National Statistics, and normally revised every two years, but the most recent 
official projection is the ONS ‘interim’ 2011-based population projection, released following the 
publication of the 2011 Census. Despite being the most recent official projection, it is considered 
inappropriate as a growth benchmark as the normally robust rules on the calculation of long-term 
migration, fertility and mortality assumptions were not followed. Instead, ONS applied assumptions from 
the previous official forecast, the 2010-based sub-national population projection, to a 2011 Census base 
population. This is unsuitable for two reasons: 

• Firstly, revisions to historical mid-year populations and subsequent changes in historical 
migration levels were not taken into account. 

• Secondly, the 2011 Census population had a different age structure to the previous 2010-based 
population. 

 
5.10 As a result, the 2011-based projection is insufficiently robust to underpin the analysis of long-
term housing requirements. The National Planning Policy Framework (NPPF) suggests that objectively 
assessed need should be measured by household and population projections, but does not refer to any 
specific projections. In London, the Greater London Authority produces population projections for 
London Boroughs which are revised annually, including both demographic trend projections, and 
projections constrained by land supply. The GLA’s 2013 round population projections are the most up to 
date available at the time of writing. Three variant trend projections (High, Central, Low) are available 
based on different assumptions about domestic migration patterns after 2017. Table 5.1 summarises the 
results of these and the Interim ONS 2011-based projections. 
 
5.11 The High trend GLA projection assumes that the recent decline in net out-migration flows and 
the increase in in-migration flows between the rest of the UK and London is a permanent feature and 
will continue in the long term, despite the improving economic outlook. The Low trend projection 
assumes that the decline in net out-migration flows to the rest of the UK from London since the mid-
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2000s is transient and that migration patterns will return to pre-2008 trends after 2018. The Central 
trend variant assumes that recent migration patterns will be partially transient and partially permanent. 
The projections of course include a range of additional assumptions. The recent increase in natural 
population growth was caused by continuing reductions in death rates and by growth in the numbers of 
people of child-bearing age as a result of in-migration. The number of births is projected to continue to 
increase slowly, but in the longer term there will be an increase in deaths arising from the increasing 
number of older people in the population. International migration levels are potentially subject to 
economic, social and political influences both within the UK and abroad. The projections assume that 
recent trends will continue.  
 
5.12 The ONS 2011-based Interim population projections were developed by using previous 2010-
based projections updated to a 2011 population base using the results of the 2011 Census, without 
changing assumptions relating to fertility, mortality and migration. As the 2011 Census population had a 
different age structure to the previous 2010-based population this has led to a number of anomalies 
which suggest that the GLA 2013 Round Trend Projections are likely to be more realistic in terms of 
assumptions about future trends. The ONS 2011 projections produce estimates of population growth in 
South East London which are considerably above even the ‘High’ GLA trend projection and this also 
suggests that they may not be as realistic as the GLA projections. A previous set of ONS 2010-based 
projections are also shown in the table for comparison purposes. These projections were based on 
assumptions which reflect demographic trends before the impact of the post-2007 economic and 
housing market crises. 
 
Table 5.1 South East London: Comparison of population and household projections 

GLA Trend Projection 2013 Round ONS/CLG 

Low Central High 

Interim 

2011-
based 

2010-

based 

Population Number 2011 1,366,480 1,366,480 1,366,480 1,364,466 1,356,000 

2021 1,496,067 1,507,866 1,519,728 1,555,662 1,533,800 

2031 1,563,952 1,601,266 1,639,345 NA 1,674,300 

2011-2021 Increase 129,586 141,385 153,248 191,196 177,800 

Ave pa 12,959 14,139 15,325 19,120 17,780 

% increase 9.5 10.3 11.2 14.0 13.1 

2011-2031 Increase 197,472 234,786 272,865 NA 318,300 

Ave pa 9874 11739 13643 NA 15,915 

% increase 14.5 17.2 20.0 NA 23.5 

Households Number 2011 562,894 562,894 562,894 562,892 NA 

2021 629,104 633,689 638,296 608,786 NA 

2031 677,048 692,180 707,606 654,137 NA 

2011-2021 Increase 66,210 70,795 75,403 45,894 NA 

Ave pa 6,621 7,080 7,540 4,589 NA 

% increase 11.8 12.6 13.4 8.2 NA 

2011-2031 Increase 114,154 129,286 144,712 NA NA 

Ave pa 5708 6464 7236 NA NA 

% increase 20.3 23.0 25.7 NA NA 
Sources: GLA 2013 Round population projections, Low, Central and High Trend Population and Household Projections; ONS 2010-based sub-
national population projections; ONS interim 2011-based sub-national population projections; CLG interim 2011-based household projections. 
 

5.13 Looking at the GLA population projections, the assumptions about domestic migration are the 
most complex. The long term pattern of net out-migration from London to the rest of the UK was 
disrupted by the economic and housing market crises of 2008 and subsequent years. In particular, the 
level of in-migration to London from other areas of the UK increased, while out-migration fell. The 
Central trend projection produced by GLA assumes that migration trends will partly but not fully return, 



after 2017, towards their longer-term pattern. The three projections variants indicate growth in the 
population of South East London over the 2011-2031 period ranging from 14.5% (Low trend projection) 
to 20% (High trend), with the Central trend projection showing an increase of 17% (234,786 people). 
From 2011-2017, projections under the three variants are identical. In 2018, there is a difference of just 
over 3,000 people between the Central and the Low/High variants, rising to just over 37,000/38,000 by 
2031.  
 
5.14 Overall, the Central variant projections seems likely to provide the best assessment of future 
population change in South East London, reflecting post-2007 impacts but also allowing for a return 
towards previous patterns. Over time it will be important to monitor and to adjust these assumptions to 
ensure they reflect outcomes in practice. 
 
5.15 Table 5.2 summarises the Central Trend projection results for the period 2011-2031 for South 
East London and for individual boroughs. The population is projected to grow by 234,786 over this 
period, or on average 11,739 per annum. The rate of annual growth is highest at the beginning of the 
projection period (1.36%) and lowest towards the end (0.53%). The projected level of natural change in 
South East London is projected to remain fairly constant at just over 13,000 per annum, as is net 
international in-migration (just over 9,500 per annum). In line with the assumptions underlying this 
projection, net out-migration to the rest of the UK is projected to grow slowly till 2018, after which it is 
projected to increase from 11,200 to reach over 13,000 in 2031. 
 
5.16 As the table shows, this is a lower rate of increase than that projected for London as a whole 
(20%). At borough level, projected growth rates distinguish between Lewisham (20% growth), 
Greenwich (19%) and Southwark (18%) on the one hand and Bromley (15%) and Bexley (14%) on the 
other. In absolute numbers, Bexley is projected to experience growth of just over 30,000 people from 
2011-2031, with the other boroughs gaining between 45,000 and 56,000 people each in broad terms. 
 

Table 5.2 Projected population change 2011-2031 

Population Increase Index (2011=100) 

2011 2021 2031 
2011-
2031 2011 2021 2031 

London 8,217,475 9,203,293 9,839,366 1,621,891 100 112 120 

South East 
London 1,366,480 1,507,866 1,601,266 234,786 100 110 117 

Bexley 233,002 250,506 264,492 31,489 100 108 114 

Bromley 311,110 336,976 356,266 45,156 100 108 115 

Greenwich 255,483 284,694 304,620 49,137 100 111 119 

Lewisham 277,525 312,093 333,539 56,014 100 112 120 

Southwark 289,361 323,597 342,350 52,989 100 112 118 
Source: GLA 2013 Round Population Projections, Central Trend Projection 

 

Population composition 
 
5.17 Greater London has a younger population than England, and over the period from 2001-2012 
(Figure 5.7) the proportion of people in the 16-24 age group increased, whilst the proportion aged 65 
and over reduced, in contrast to national trends. South East London followed the same trend, as did 
Lewisham, Southwark and Greenwich. Conversely, in Bexley and Bromley the proportion of people aged 
65 and over increased, in line with the national trend. The proportion of children (0-15) in the 
population declined throughout South East London, except in Greenwich. The proportion of people aged 
45-64 increased throughout South East London between 2001 and 2012. As a result, the working age 
population (16-64) grew from 66% to 68% of the total. 
 
5.18 The GLA Central trend population projection suggests that the main feature of change in the 
population by age group over the 2012-2031 period will be the ageing process. For both Greater London 
and South East London, increases are projected in the proportion of people in all age groups of 35 and 
over, with the largest increases in the 65 and over groups. Hence the proportion of people aged 65 or 



more in South East London is projected to grow from 12% to 15% over the 2012-31 period, whilst the 
16-34 age group will decline from 30% to 27%. The working age population (16-64) is projected to fall 
back to its 2001 level of 66%.  
 
5.19 Within South East London, all the Boroughs are projected to follow this ageing process. However, 
in Bexley and Bromley, which were already following this trend in 2012, the key feature is the level of 
growth in the proportion of people aged 75 or more, by around two percentage points in each case. 
 
5.20 As the overall population of South East London is increasing, the absolute number of people in all 
age groups will increase, even though the proportions of younger people are projected to fall. For 
example the number of children aged 0-15 will grow by 10% between 2012 and 2031. Likewise the 
working age population will grow by 13%. Across South East London as a whole, the number of people 
aged 75 or more is projected to increase by over 31,000 (39%) between 2012 and 2031. The rate of 
growth is projected to increase particularly rapidly from 2017 onwards. This has obvious implications for 
a wide range of services including housing. 
 
Figure 5.7 Changing population composition 2001-2031 

 
Source: GLA 2013 Round population projections, Central Trend Projection 
 

5.21 GLA projections also suggest that London’s population will continue to diversify, with the 
numbers of people from Black, Asian and other minority ethnic communities expected to grow as a 
result of both natural growth (as the populations of these ethnic communities tend to be younger than 
the White population) and as a result of continuing migration from abroad. Over the period 2001-2012, 
the proportion of the White population in South East London fell from 75% to 66%, and by 2031 is 
projected to fall further to 58%.  
 
5.22 Within South East London there were significant differences in the proportion of the population 
who were white in 2012, ranging from 53% in Lewisham and 54% in Southwark to 81% in Bexley and 
84% in Bromley. In 2031, within the general pattern of an increase in the proportion of people from 
non-White ethnic groups, these differences will remain.  This is discussed further in Chapter 7. 
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Household change 
 
5.23 Households are more important in determining housing requirements than population. In 2011, 
there were 563,000 households in South East London, with an average of 2.4 persons per household. 
This represented an increase of 7% over the number of households in 2001, but the two are not directly 
comparable because of changes in the definition of a household used in the 2011 Census.  
 
5.24 Figure 5.8 shows households by type in 2012. 32% of households in South East London in 2012 
consisted of one person living alone, a similar proportion to that for Greater London as a whole. 
Lewisham and Southwark had higher proportions of one person households (35% and 34% 
respectively), whilst Bexley had fewer one person households (28%). Bromley and Greenwich each had 
32%. Some 19% of households were couples without dependent children or other adults, a slightly 
higher proportion than for Greater London. Bexley and Bromley have significantly higher proportions of 
couples without dependent children or other adults than the rest of South East London (23% and 24% 
respectively, whilst the other Boroughs have lower proportions.  
 
5.25 24% of households in South East London in 2012 were couples or lone parents with dependent 
children (compared to 22% for Greater London as a whole). Southwark stands out with only 19% of 
households in this category, whilst Bexley, Bromley and Greenwich had around 25%.  
 
5.26 Finally, 25% of households were other multi-person households (for example couples or lone 
parents with other adults and with or without dependent children) or other households not in the above 
(for example groups of single people living together). Greater London had a higher proportion (28%) in 
this category, and within South East London, so did Southwark (31%). At the other extreme, only 19% 
of households in Bromley fell into this group.  
 
5.27 Broadly speaking, Southwark stands out from the rest of South East London in having relatively 
few couples with or without dependent children or lone parents, and high proportions of people living 
alone or other multi-person households. In contrast almost half of households in Bexley and Bromley in 
2012 were couples with or without dependent children or lone parents and there were fewer other 
multi-person households. Lewisham and Greenwich fell between these extremes. 
 



Figure 5.8 Household composition 2012 and 2031 

 
Source: GLA 2013 Round Central Trend Household Projection 

 

Household projections 
 
5.28 Projecting household numbers in the future is, like projecting population, a complex process 
involving a range of assumptions. Projections at the present time are made more difficult by changes to 
household definitions but also by the impact of the economic and housing market crises from 2008 
onwards. For many decades up to 2011, average household size had been declining but the 2011 
Census found a reversal in this trend, with average household size in London, for example, increasing 
from 2.37 to 2.47 between 2001 and 2011. Some recent commentators1 consider that this reversal of 
the long term trend is a temporary phenomenon, brought about by a combination of reduced housing 
supply over this period, the financial hardship brought about by increased unemployment or uncertainty 
over employment security, and by the slowdown in housing market activity. If this is the case, economic 
and housing market recovery are likely to see trends revert to the longer term picture of declining 
household size, with some degree of ‘catching up’ by households unable to form during the post 2007 
period.  
 
5.29 Suppressed household formation is likely to lead to an increase in concealed family households. 
The 2011 Census revealed that this occurred between 2001 and 2011, with most of the increase likely to 
have been concentrated in the latter part of this period. GLA projections show over 83,000 households 
made up of a couple or single parent with other adults with a projected increase to 108,000 in 2031, 
although these do not necessarily include concealed households sharing involuntarily. It is also likely to 
lead to an increase in the number of other multi-person households and to a reduction in one person 
households, as children remain living with their parents on reaching adulthood and as groups of 
unrelated adults (predominantly but not exclusively younger people living in the private rented sector) 
form households rather than live alone. The process of younger people forming multi-adult households 
has been apparent in London for some time, driven by the already high cost of housing there. It is 
reflected, for example, in trends in household formation in GLA forecasts (Figure 5.9). It is one of the 

                                                                    

1 See for example Planning for housing in England Understanding recent changes in household formation rates and their 
implication for housing planning in England, by Neil McDonald and Peter Williams, University of Cambridge, RTPI Research 
Report 4, 2014. 



factors driving investment in private rented housing, as the return which can be achieved from renting 
to groups of young adults is much higher than that which can be obtained from families, because the 
number of earners is often much higher. A key issue for policy is whether this trend can/should be 
addressed through increased housing provision. 
 
5.30 The GLA 2013 Round Central Trend household projections assume that household size will, from 
2011, once again resume a downward trend, although the rate of decline is not assumed to catch up to 
its previous trajectory. For Greater London for example, average household size is projected to fall from 
2.47 in 2011 to 2.37 in 2031, where earlier projections envisaged the average in 2011 to be 2.33 
persons per household, falling to 2.20. This represents some reduction in the gap between current and 
earlier forecasts but not a catching up. In South East London, average household size is now projected 
to fall from 2.40 in 2011 to 2.29 in 2031.  
 
5.31 Table 5.1 above showed projected household change under the Low, Central and High GLA 
Trend projections. These show household growth ranging from 5,700 per annum (Low variant), through 
6,500 (Central variant), to 7,200 (High variant). The growth in households projected over the 2011-2031 
period ranges from 20% to 26% with the Central variant suggesting a 23% growth, or almost 130,000 
households. All three variants show relatively significant levels of household growth. As the table shows, 
growth rates are higher during the first decade of the projection period than from 2021 onwards. As 
indicated above, the Central variant household projections provide the most realistic set of assumptions 
but it will remain important to monitor these assumptions going forward. 
 
5.32 Table 5.3 below shows the number of households projected in South East London over the 2011-
2031 period under the Central variant in each borough. The largest increases are projected for 
Greenwich (27%), Lewisham (26%) and Southwark (25%), with Bexley (19%) and Bromley (18%) 
growing more slowly, although this still represents a substantial level of increase. 
 
Figure 5.9 Trends in household composition 2011 to 2031 

 
Source: GLA 2013 Round Central Trend Household Projection 
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Table 5.3 Projected household change 2011-2031 

Households Increase 2011-2031 Average hhd size 

2011 2021 2031 
Total 

Annual 

average 2011 2031 

London 3,278,340 3,738,132 4,104,484 826,144 41,307 2.48 2.37 
South East 

London 562,894 633,689 692,180 129,286 6,464 2.40 2.29 

Lewisham  116,550 133,450 146,771 30,222 1,511 2.36 2.25 

Southwark 120,650 137,864 150,239 29,588 1,479 2.35 2.24 

Bexley 92,905 102,226 110,771 17,865 893 2.50 2.37 

Bromley 131,353 143,688 155,166 23,813 1,191 2.35 2.28 

Greenwich 101,435 116,461 129,234 27,798 1,390 2.47 2.32 
Source: GLA 2013 Round Trend Central Household Projection 

 
5.33 In terms of projected household composition, all household types except other multi-person 
households (people living alone, couples or lone parent families with or without dependent children) are 
projected to remain static or decline as a proportion of all households in South East London up to 2031. 
The proportion of other multi-person households will increase by about 3%, with off-setting reductions 
in the proportions of people living alone and couples without dependent children. The growth in multi-
person households and reduction in people living alone is in part driven by affordability issues. The 
overall pattern is made more complex because trends amongst younger households (for more single 
parents with dependent children, more multi-person households and fewer people living alone) are 
overlain by the ageing process (which keeps up the numbers of older people living alone or as couples 
without dependent children, reflecting historical patterns of household formation). The pattern of 
change is broadly similar for individual boroughs, with some exceptions for particular household types 
(for example a small projected increase in one person households in Lewisham and in couples with or 
without dependent children and lone parent households in Greenwich). 
 

Demand driven by the economy 
 
5.34 The National Planning Practice Guidance issued by DCLG in March 2014 indicates that the 
evidence base for development plans should include an assessment of the likely change in job numbers 
based on past trends and economic forecasts. This should be compared to projected change in the 
working age to assess the impact of employment change and whether this has implications for the need 
for new housing.  
 
5.35 South East London has a large economy with around 600,000 jobs in 2011. However South East 
London is itself part of the large and complex Greater London economy, with high levels of economic 
and commuter linkages to other parts of the city and to other parts of the UK, especially the South East. 
Before looking in detail at the impact of the South East London economy on housing demand, it is useful 
to briefly look at the London economy as a whole. 
 

Greater London economy 
 
5.36 The Greater London Authority produces regular assessments of recent economic change and 
future economic prospects for London which provide a detailed profile of the London economy. In broad 
terms the London economy is dominated by service activities with less than half the UK average 
proportion of people working in manufacturing. The key areas of service activity currently specialise in 
finance and insurance; professional, scientific and technical activities (e.g. management consultancy, 
legal activities and accountancy); information and communication (including computer programming, 
motion picture activities and publishing); real estate; and business support services (cleaning and 
private security for example).  
 
5.37 A high proportion of London’s jobs in these sectors (and especially in professional and business 
support services. public services. information and communication. and finance and insurance) are in 
managerial, administrative, professional or associate professional/technical occupational groups, in part 



because of the concentration of ‘head office’ functions in London. These occupation categories tend to 
include high proportions of people educated to degree or higher degree standard. As a result, almost 
half of London’s jobs are held by people with a degree and this proportion is expected to exceed 50% 
over the next two decades.  
 
5.38 The London labour market was affected by the recent recession but has shown considerable 
resilience and is recovering at a much stronger rate than in other parts of the UK. Employment fell in 
2008-09 but recovered to previous levels by 2011. GLA Economics' latest medium term projection 
suggests that London's employment will grow in each year from 2012 to 2015, and in the longer term 
will increase 4.9 million jobs in 2011 to 5.8 million jobs in 2036. This is an increase of 861,000 over the 
whole period and an annual average growth of just over 35,000 jobs. Importantly, these are net 
changes to employment. In 2012 outflows and inflows were estimated to exceed 500,000. Employment 
is forecast to grow in most sectors but the most significant long term growth is projected in those areas 
of existing specialism: professional, real estate, scientific and technical activities, information and 
communication, administrative and support service activities, and accommodation and food services. In 
contrast, employment in manufacturing, wholesale, transportation and storage, and public 
administration are all projected to decline. 
 
5.39 Not surprisingly these changes will increase the demand for professional occupations, managers 
and administrators who will account for some 45 per cent of all jobs in London by 2036. In contrast, 
there is projected to be a decline in the demand for clerical and secretarial occupations. This will 
increase the demand for people educated to degree level. The proportion of jobs requiring no 
qualifications is projected to fall to less than 5 per cent. 
 
5.40 In 2011, almost 850,000 people commuted into London from outside the capital, representing 
19% of all jobs in the city. The number of commuters has increased steadily from just over 700,000 
since the early-2000s, and the proportion has also risen. Conversely, over 300,000 people living in 
London worked elsewhere.  
 
5.41 London's population aged between 16 and 64 (the working age population) is projected to 
increase from 5.7 million in 2011 to over 6.6 million by 2031 and 6.8 million by 2036, an increase of 1.1 
million people. At the current economic activity rate for London, this suggests the number of London 
residents in employment will increase by around 700,000.  This is lower than the projected extra 
861,000 jobs over the projection period, suggesting either a continuing (although slower than in the 
past) increase in inward commuting, or a requirement for improvements in labour force participation 
rates. GLA highlights for example the potential for increased labour force participation by older people.  
 

South East London economy 
 
5.42 The five South East London boroughs accounted for just under 600,000 of the 4.9 million jobs in 
London in 2011 according to GLA projections (Table 5.4). This represents only about 12% of the London 
total. With the exception of Southwark, the main centres of employment in London are outside the 
South East sub-region. 
 
Table 5.4 Employment projections 2011-2036 

  Employment (000s) Growth 2011-2031 

  2011 2016 2021 2026 2031 Number %  

London 4,896 5,057 5,224 5,396 5,573 677 13.8 

South East 
London 

588 623 641 665 690 102 17.3 

Bexley 76 81 78 80 82 6 7.9 

Bromley 118 120 123 127 130 12 10.2 

Greenwich 79 85 89 93 97 18 22.8 

Lewisham 73 77 81 85 89 16 21.9 

Southwark 242 260 270 280 292 50 20.7 
Source: Draft further alterations to the London Plan,  the spatial development strategy for Greater London, January 2014 table 1.1 p23. Mayor 
of London (2014) 



 
5.43 In 2013, the economic activity rate for South East London (as a proportion of the working age 
population) was 78%, the same as the national average. The average for London was slightly lower 
(77%). London’s economic activity rate is consistently slightly below the England rate over time. 
Bromley and Lewisham (80%) and Bexley (79%) have the highest rates within South East London and 
Greenwich has the lowest rate (75%). 7% of the working age population in South East London in 2013 
was unemployed, compared to 9% across London and 8% in England as a whole. Borough rates varied 
from 6% in Bromley to 11% in Greenwich, with Lewisham and Southwark also have rates of 10%. The 
inclusion of economically inactive people wanting work increases the South East London rate to 15%, 
with the borough level rates ranging from 18% in Southwark to 11% in Bromley. 11% of people in 
South East London were receiving benefits related to worklessness, with Greenwich, Lewisham and 
Southwark having rates above this (around 13%) and Bexley and Bromley below (around 9%). Like 
London as a whole, South East London has a high proportion of self-employed people (12%), with 
Bromley having the highest proportion (15%) and Greenwich and Bexley well below the average (8%).  
 
5.44 The South East London economy, like that of London as a whole, is dominated by service 
activities (91% of employment) with only half the UK average proportion of people working in 
manufacturing (5%). The key areas of service activity in South East London are finance, IT, and other 
business activities (43% of employment, compared to 35% in London and 23% across England as 
whole). Fewer people work in transport & communications, distribution, hotels and restaurants, and 
tourism related services. About the same proportion of people work in public administration, education 
and health as in London as a whole (22%). Bexley has a higher proportion of people in manufacturing 
(8%) although this is still below the national average; and Bromley has even fewer in this sector than 
the London-wide average (4%). 
 
5.45 Like London as whole, this industrial structure tends to generate jobs in managerial, 
administrative, professional or associate professional/technical occupational groups (53% of 
employment), although there are more people in associate professional/technical occupational groups 
and fewer managers than the London-wide average. South East London has more people working in 
administrative and secretarial positions, people providing caring, leisure and other services. There are 
fewer people in process, plant and machinery occupations, skilled trades or elementary occupations than 
in England as a whole. Differences between boroughs in terms of occupational structure are greater. 
Bexley and Greenwich have significantly fewer people in the managerial/professional sectors (around 
42%) and Southwark has significantly more (60%). In Bexley, there are higher proportions of people 
working in administrative and secretarial employment, skilled trades, and process, plant and machinery 
occupations. In Greenwich, more people work in sales and customer services and elementary 
occupations.  
 
5.46 The occupational structure of London and South East London tends to result in higher 
proportions of people educated to higher levels (the proportion of people qualified to NVQ4 or above is 
around 47% in both cases). Southwark and Lewisham (each 56%) have even higher proportions of 
people educated to this level. Greenwich and Bromley are slightly below the London/South East London 
level, but in Bexley the proportion of people with NVQ Level 4 qualifications is much lower (28%), but 
the difference is made up by people with Level 2 qualifications rather than with no qualifications at all. 
Southwark (10%) has the highest proportion of people without qualifications – about the same as the 
national average.   
 
5.47 Chapter 2 examined patterns of commuting into and out from South East London. Across South 
East London as a whole, about 305,000 people lived and worked in South East London in 2010/11. A 
further 329,000 people commuted out of South East London to other areas, with the majority (86%) 
travelling elsewhere in London. This was more than offset by some 379,000 people who commuted into 
South East London from elsewhere, with 56% of this total travelling from other parts of London and 
44% from outside London, especially areas to the east and south. Thus some 55% of workers living in 
South East London travelled outside the area for employment. 
 
5.48 These patterns of commuting differ for individual boroughs (Table 5.5). Four of the five boroughs 
in South East London have a higher proportion of people living and working locally than South East 



London as a whole (normally the larger the area the higher the proportion of people living and working 
within it). Bexley, Bromley, Greenwich and Lewisham all experienced net outward commuting. Bexley 
had the highest proportion of workers living within the borough (59%), followed by Bromley (55%), and 
Lewisham (53%). In Greenwich, 47% of workers lived locally. In contrast Southwark had a major net 
inward commuting balance, resulting in only 13% of workers living within the borough. This figure 
reduces the sub-region-wide commuting level considerably. 
 
Table 5.5 Commuting 2010/11 

Living and 

working within 
borough/sub-

region 

Travelling out 
of borough/sub-

region 

Travelling into 

the 
borough/sub-

region 

Net outward 

commuting 

Percentage of 

workers living in 

the 
borough/sub-

region 

Bexley 40,867 65,057 28,541 36,517 59 

Bromley 48,802 100,911 39,312 61,599 55 

Greenwich 36,033 68,869 40,529 28,340 47 

Lewisham 30,600 97,297 27,380 69,917 53 

Southwark 51,374 93,977 339,645 -245,668 13 

South East 

London 304,550 329,476 378,531 -49,055 45 
Source: ONS Annual Population Survey 2010, 2011  *Average of 2010 and 2011. See ONS (2013) Information About Commuter Flows Data 

from the Annual Population Survey at http://www.ons.gov.uk/ons/rel/regional-trends/area-based-analysis/commuting-patterns-from-the-

annual-population-survey--local-authorities--2010-and-2011/information-about-commuter-flows-data-from-the-annual-population-survey.html 

 

Future employment 

 

5.49 Employment growth is increasingly recognised as a potential driver of housing demand and it is 
important to consider its impact on South London. Employment in South East London is projected to 
increase significantly (Table 5.4), by 102,000 (17%) between 2011 and 2031, a somewhat higher rate 
than for London as a whole (14%). Southwark (41%) and Bromley (20%) had the largest shares of 
employment in 2011. Employment is projected to increase by more than 20% over the next two 
decades in Greenwich, Lewisham and Southwark, but by only 10% in Bromley and 8% in Bexley. 
However this has only a small impact on relative shares of employment between boroughs. 
 
5.50 Table 5.6 looks at the implications of this level of employment growth when set against projected 
demographic change in South East London. Drawing on the GLA 2013 Round Central Trend population 
forecast examined earlier in this chapter, the number of people of working age (16-64) is forecast to 
increase in all boroughs and by about 133,000 across the whole of South East London. Changes in the 
State Retirement Age (the point at which the State Retirement Pension is available), and a worsening in 
the returns from private or occupational pension are likely to have an impact on the labour force over 
the next two decades, as older people choose, or are obliged to remain for longer in employment. This 
represents a substantial increment to the working age population, of almost 30,000 people coming 
onstream. At present across South East London 78% of people of working age are economically active, 
although rates vary by borough. Assuming that this rate remains unchanged over time, this will result in 
about 126,000 additional economically active people in South East London in 2031. At current 
employment rates, this will result in 114,000 workers. This is above the forecast number of new jobs 
(102,000). In overall terms therefore, projected employment growth will not exceed labour supply and 
generate additional in migration. The additional complexity of commuting patterns also impacts on the 
position. Under present commuting patterns, only about 45% of these additional workers would seek 
employment in South East London, with the balance commuting in from elsewhere. It is possible that 
this pattern might change – and in addition the shortfall in projected employment growth in South East 
London on its own could generate increased outward commuting, or reduced migration. Table 5.6 
summarises these estimates. 
 
5.51 Looking at individual borough data, the picture is more complex. Almost half of the projected 
jobs growth in South East London will occur in Southwark. Even without taking into account commuting 
patterns, the projected growth in the working age population in Southwark will only provide for about 
50% of projected employment growth, and with existing commuting patterns the shortfall even greater. 



In each of the other boroughs, the increase in the potential workforce exceeds projected jobs growth. In 
Bexley, where projected jobs growth is more limited, the projected labour supply is greater than the 
projected increase in jobs even after taking account of commuting, so commuting from Bexley will need 
to increase. In Bromley and Lewisham, labour force and jobs growth are more or less in balance if 
existing commuting patterns continue to apply. Greenwich has a potential shortfall in labour supply, but 
on a smaller scale than Southwark. 
 
Table 5.6 Working age population and employment growth 2011-2031  

Working age population 

2011 2031 

Addition-

al aged 
65/66 

Increase 
in WAP 

Econom-

ically 
active 

Employ-
ed 

Forecast 

employ-

ment 
growth 

Working 
in area 

Workers 

less 
Jobs 

Bexley 147,684 162,153 5,841 20,310 16,004 14,765 6,000 8,694 2,694 

Bromley 197,398 217,017 8,082 27,701 22,022 20,776 12,000 11,507 -493 

Greenwich 173,696 202,088 5,311 33,703 25,277 22,446 18,000 10,564 -7,436 

Lewisham 193,427 229,868 5,412 41,853 33,273 29,799 16,000 15,727 -273 

Southwark 212,927 246,901 4,939 38,914 29,652 26,422 50,000 3,471 -46,529 

South East 

London 927,143 1,060,058 29586 162,500 126,229 114,209 102,000 49,963 -52,037 
Sources: GLA 2013 Round Central Trend population projections for working age population, with adjustments as indicated in text; forecast 
employment growth as in Table 5.4. 

 
5.52 Employment growth forecasts are, of course, subject to uncertainty, as are population 
projections. In addition, there are considerable uncertainties relating to the composition of the future 
labour force, especially around participation rates amongst people in their sixties and especially those 
over the long standing 65/60 retirement age threshold. The factors affecting participation by older 
people are complex and include changing health, childcare patterns, the nature of employment, and the 
attitudes of employers. The analysis above is based largely on existing economic activity rates, 
employment rates and commuting patterns but these may change as a result of economic or social 
trends or policy. Accepting these constraints, the analysis suggests that overall, there will be a 
reasonable balance between projected population and employment growth across South East London as 
a whole over the next two decades. Employment growth is not likely to be constrained by limited 
population growth, unless the current forecasts of population growth are over-optimistic, or cannot be 
achieved for example because of an insufficient supply of housing. On the contrary, the supply of labour 
seems more likely to exceed jobs growth, but the difference is not of sufficient magnitude to be of 
concern given the range of other uncertainties. Except in Southwark, the differences are such as to be 
catered for by shifts in commuting patterns, provided that population growth on the scale projected is 
achieved. In Southwark, projected employment growth is well above the projected increase in labour 
supply, reflecting existing patterns and the special locational factors influencing the concentration of 
employment in the borough.  
 

5.53 The future composition of employment will affect the type of housing required in the future in 
South East London. Better paid employment will reduce housing need to some extent and increase 
housing demand. GLA forecasts suggest that employment growth in London to 2031 will be 
concentrated in the professional, real estate, scientific and technical activities sectors, information and 
communication, administrative and support service activities, and accommodation and food service 
activities. Manufacturing, wholesale, transportation and storage, and public administration are all 
projected to see declines in employment. However the impact of these changes on earnings will depend 
on the mix of occupations within each sector. It will be important to monitor the pattern of earnings as 
this will impact in the longer term on the level of housing need. If the benefits of this projected 
expansion in higher-echelon sectors are to benefit local residents, there are issues around the skill sets 
of the resident population that need to be considered which are beyond the scope of this study. 
 
5.54 The employment forecasts produced by GLA have been used as a basis for this assessment of 
the relationship between housing and employment growth because they are up to date, extended in 
timescale to cover the whole 2011-31 period, and specific to South East London and individual 



boroughs. However there are many forecasters and models for producing employment projections, 
especially for the shorter term. Some are projecting a more rapid employment growth in London in the 
short term. A projection by Oxford Economics2 projects London-wide average jobs growth of 63,000 per 
year up to 2020, compared to 33,000 per annum over the same period projected by GLA. The projection 
does not provide data for South East London in isolation. Growth on this scale might require a 
considerably higher level of in-migration and housing provision to sustain it. However, it is also 
important to recognise that the cyclical nature of economic growth means that higher levels of short 
term growth may not be inconsistent with the long term growth rates projected by GLA.  
 

Developments in transport infrastructure 
 
5.55 The Greater London Authority has an ambitious strategy for transport improvements across 
London which aims, to support economic development and employment growth. These include   
improvements to the Tube with extended services, new trains and stations which are easier to navigate, 
improvements to transport for people with disabilities, better connections for deprived areas, better 
buses, improvements to cycling routes, and a range of measures to improve rail travel. There is a long-
standing debate on the need for a new bridge across the Thames at Gallions Reach (with divergent 
views between the boroughs).  There are also a number of other major investment projects which are 
likely to have a direct impact on the accessibility of the areas which they affect, and hence on 
employment provision and housing demand. The most significant of these is Crossrail. 
 
5.56 The Crossrail project to improve existing routes and develop new rail routes along an east-west 
corridor from Bexley through Woolwich and onward through central London over the 2009-2020 period 
is likely to have a major impact on the northern part of South East London. The project includes a new 
station at Woolwich and replacement of the station at Abbey Wood where the route will connect with 
the existing North Kent line. The route of an extension through Bexley to Dartford, Gravesend and 
beyond is also being safeguarded. As well as improving accessibility to central London, Crossrail will 
provide job opportunities and encourage regeneration. This is likely to attract both residential 
development and employment growth to these areas. The 2012 Property Impact Study carried out by 
Crossrail also concluded that residential capital values are projected to increase by 20 per cent in areas 
around Woolwich and Abbey Wood. This will impact adversely on affordability and it will be important to 
monitor prices and rents in these areas going forward. During stakeholder consultation for this study, 
some participants suggested that Crossrail had already impacted on property values and investment in 
some parts of South East London such as Woolwich. 
 
5.57 In the 2014 Budget the Chancellor of the Exchequer confirmed  plans for housing development in 
the Ebbsfleet area of Dartford and Gravesham   The Ebbsfleet ‘garden city’ represents a model which 
the Chancellor hopes to see roll out.  An additional 15,000 homes are proposed – 5,000 fewer than 
proposals originally announced in 2012. If it comes forward, development in this area is likely to attract 
some households from South East London and thus to impact on the London housing market, but the 
impact will depend on both the overall scale of development achieved and progress with delivery, which 
remain uncertain at this stage.  While Ebbsfleet is a short travel time from central London (17 minutes 
by train) the cost of rail transport will also be a factor affecting South East Londoner’s desire to move 
there. 
 

Conclusion 
 

5.58 Overall, this review of housing market drivers produces a picture which suggests strong levels of 
population and household growth in South East London. The picture of growth is in part driven by 
natural population change and the assumption that past trends in migration will continue, but it is also, 
crucially, supported by projections of future employment growth both in South East London and more 
broadly across London as a whole which suggest that significant population and household growth will 
be needed to support the future economy. The ageing of the existing population of South East London 
makes a contribution to this process as other things being equal, higher levels of in-migration or 

                                                                    
2
 Oxford Economics (2012),The economic outlook for London: Report prepared for the City of London Corporation by Oxford 

Economics, December 2012 



commuting are required to compensate for the reduction in the population of working age.  


