UNDERSTANDING MIGRATION
FROM LONDON TO THE WIDER SOUTH EAST

ABOUT THE ANALYSIS
The Office for National
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A wide variety of data is available at varying
levels of geography, from national level
to electoral wards. This data includes
migration, mortality (deaths), fertility
(births), and population, enabling a variety
of analysis and conclusions to be made.

Assistance in meeting this need is clearly
required from authorities outside of London.

For the purposes of this publication, Barton
Willmore’s Development Economics team
have used the MYPEs to determine how
many people moved out of Greater London
to the Wider South East (WSE) in the 12
months ending 30 June 2020. This analysis
is set in the context of the London Plan
(2021) and the acknowledgement therein
(Policy SD2 – Collaboration in the Wider
South East) that collaboration with the WSE
(the 130 local authorities of the south east
and east regions) is necessary to address
the significant levels of unmet housing need
being generated in London.

In this context the SoS (13 March 2020)
directed the Mayor of London to produce and
deliver “a new strategy with authorities in
the wider South East to offset unmet housing
need in a joined-up way” and followed this
up with a request to “see details of work on a
strategy with the wider south east authorities”
(December 2020). Following the SoS agreeing
to the adoption of the London Plan in early
2021, he reiterated the role of the WSE in
meeting London’s housing need by stating
“I would again ask you to work closely with
those authorities that surround London
to develop a strategy to help alleviate the
housing pressure that is faced both inside and
immediately outside the capital.” Progress on
this issue by the Greater London Authority is
required as soon as possible by Government.

This is an issue identified by the Secretary
of State (SoS) who wrote to the Mayor of
London (13 March 2020) to highlight the
shortfall in housing delivery in London
against need. The adopted London Plan
housing requirement is approximately
52,000 dwellings per annum (dpa) which
sits alongside minimum housing need
of approximately 94,000 dpa. Average
annual delivery between 2010 and 2020
was 30,000 dpa, with a high of 42,000 in
2019/20. This suggests that unmet housing
need in London could be up to 65,000 dpa.

Our analysis therefore provides a picture
of where the pressure to deliver London’s
unmet housing need will be greatest in the
WSE and the authorities with which the Mayor
of London should seek to collaborate most
closely. We have broken down this analysis
by specific age groups to determine where
different groups – families, students, renters,
second movers, retirees – move to when
they leave the capital. This provides a robust
indication of where pressure for housing is
likely to be greatest from those moving out of
London.

It should be noted that this data covers the
first three months of Covid-19 restrictions
in England. They are therefore more
representative of trends before the Covid-19
period. The 2021 MYPEs published in June
2022 will show the changes in demographic
behaviour which have resulted from
the pandemic and will provide a useful
comparison in due course.
Our analysis is set out on the following
pages, the contents of which are set out
below in respect of the individual age
groups. We accept that the definitions of the
individual age groups are generalisations,
however we consider them to represent the
majority.
Page 1: Key points of the analysis;
Page 2: families with young children (0-9
years of age)
Page 3: families with older children (10-17);
Page 4: students and renters (18-24);
Page 5: first time buyers; (25-44, the age
group that is representative of first-time
buyers and concealed households);
Page 6: homeowners with equity (45-64,
predominately second time (and subsequent)
buyers with equity, whether upsizing or
downsizing);
Page 7: retirees (65+).

The key points from this analysis are set out below:
•

•

•

The total number of people moving out
of London to the wider southeast was
approximately 200,000 people in the
year to 30 June 2020. Approximately half
moved the other way (100,000) indicating
the pressure placed on the wider south
east to accommodate this net-migration
of 100,000 people in only 12 months;
The number of people moving out from
London (outflows) in the 12 months to 30
June 2020 outnumbered the number of
people moving in (inflows) in every age
group apart from students and renters;
The analysis shows that over 85,000
people in the first-time buyers category
left London in the 12 months to 30 June
2020. This group had by far the highest
number of moves out of London;

•

•

•

Moves in all age groups except students
and renters are focussed on the local
authorities surrounding London, and
particularly in the first-time buyers
category;
This trend creates a domino effect,
whereby those moving out from London
often have greater buying power,
meaning those already living in these
authorities are forced further away from
London to find an affordable home;
A large number in the student and
renters category move to university
towns and cities in the wider southeast.
Many of these locations (including
Brighton & Hove, Oxford, Canterbury,
and Cambridge) are highly constrained
in terms of delivering new housing. The
pressure from the student population
overheats the private rental market,
driving up rents and making these
locations unaffordable for others in this
age group;

•

The student and renters population in
Canterbury, Runnymede, and Welwyn
Hatfield have all increased by over 8%
from their 2019 population. These are
the highest proportional increases in any
age group in the 12 months to 30 June
2020;

•

Notwithstanding the first-time buyers
category having the largest overall
number of people moving out from
London, the contrast in outflows and
inflows is most severe in the retirees
and families with younger children age
group. Both categories have experienced
outflows exceeding inflows of 4 to 1;

•

Although less pronounced in terms of
the proportional increases, it is notable
how some of the highest increases in
retirees from London are in coastal
authorities such as Chichester, Rother,
and Tendring;

•

These trends identify where the
pressure is greatest in the wider
southeast in terms of delivering housing
to meet the unmet needs of London.

time buyers
“hadFirst
by far the highest
number of moves out
of London.

”

Families with Young Children
This analysis focuses on moves out of
London to the Wider South East (WSE) in the
12 months to mid-2020 in the families with
young children (under 10s) category.
The map reflects Table 1 which shows the
destination of families with young children as
a percentage of the category’s population in
the local authority their families moved to.
Table 2 ranks the top 10 destination local
authorities by actual number of people in the
category that moved there from London.
TABLE 1: % INCREASE IN UNDER 10S IN THE
12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

% increase

1

Dartford

4.1%

2

Epsom & Ewell

3.9%

3

Thurrock

3.7%

4

Epping Forest

3.6%

5

Hertsmere

3.6%

6

Broxbourne

3.5%

7

Elmbridge

3.5%

8

Sevenoaks

3.5%

9

Spelthorne

3.5%

10

Tandridge

3.5%

Source: ONS

The concentration of moves encircling
London imply a need to stay within a
reasonable commuting distance of the
Capital. To put it another way, the tradeoff for finding a suitable family home is a
longer commute.
Overall, 24,039 under 10s left London in the
year to mid-2020, with only 5,744 moving
in the opposite direction. Outflow therefore
exceeds inflow by 4 to 1, indicating the
pressure placed on the WSE to deliver
unmet housing need in this category.
TABLE 2: NUMBER OF UNDER 10S WHO
MIGRATED IN FROM GREATER LONDON IN
THE 12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

Migrants
from London

1

Buckinghamshire

1,286

2

Thurrock

967

3

Medway

695

4

Elmbridge

681

5

Dartford

679

6

Luton

677

7

Slough

619

8

Epping Forest

581

9

Sevenoaks

526

10

Basildon

519

Source: ONS

London

Families with Older Children
As with the young children category, the
concentration of moves encircling London
imply a need to stay within a reasonable
commuting distance of the Capital, and the
trade-off for finding a suitable family home is
a longer commute.

Overall, 10,476 older children (10-17 years of
age) left London in the year to mid-2020, with
only 3,324 moving in the opposite direction.
Outflow therefore exceeds inflow by 3 to 1,
indicating the pressure placed on the WSE to
deliver unmet housing need in this category.

However, it is important to note how the
pressure from families with young children is
more pronounced than in this older category.

TABLE 1: % INCREASE IN 10–17-YEAR-OLDS
IN THE 12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

% increase

1

Dartford

3.4%

2

Epsom & Ewell

2.6%

3

Broxbourne

2.5%

4

Thurrock

2.2%

5

Spelthorne

2.1%

6

Tandridge

2.0%

7

Epping Forest

2.0%

8

Hertsmere

2.0%

9

Brentwood

1.8%

10

Sevenoaks

1.7%

Source: ONS

TABLE 2: NUMBER OF 10–17-YEAR-OLDS
WHO MIGRATED IN FROM GREATER LONDON
IN THE 12 MONTHS TO 20 JUNE 2020
Rank

Local Authority

Migrants
from London

1

Buckinghamshire

582

2

Thurrock

399

3

Dartford

385

4

Medway

335

5

Windsor &
Maidenhead

245

6

Luton

243

7

Epping Forest

240

8

Broxbourne

235

9

Basildon

229

10

Hertsmere

223

Source: ONS

London

Students and Renters
Most of the areas seeing the highest increases
in students and renters are university
towns/cities such as Canterbury, Guildford,
Cambridge, Oxford, and Brighton & Hove.
These significant increases place pressure
on the housing markets in these locations,
making it very difficult for the indigenous
population to find affordable housing.
However as the map shows, there are a
number of authorities surrounding London
experiencing high increases, as younger
TABLE 1: % INCREASE IN 18-24 YEAR OLDS
IN THE 12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

% increase

1

Canterbury

8.7%

2

Runnymede

8.5%

3

Welwyn Hatfield

8.4%

4

Guildford

7.3%

5

Colchester

7.1%

6

Cambridge

6.7%

7

Hertsmere

6.5%

8

Oxford

6.1%

9

Brighton & Hove

5.7%

10

Epsom & Ewell

5.0%

Source: ONS

people seek to remain close to the capital
for work purposes.
Overall 36,783 students and renters (18-24
years of age) left London to the wider south
east in the year to mid-2020, with 39,333
moving in the opposite direction.
This sector is the only one to experience a
net in-flow, however the absolute numbers
of people moving out of London are the
second highest.

TABLE 2: NUMBER OF 18-24 YEAR OLDS
WHO MIGRATED IN FROM GREATER LONDON
IN THE 12 MONTHS TO 20 JUNE 2020
Rank

Local Authority

Migrants from
London

1

Brighton & Hove

2,482

2

Canterbury

2,245

3

Oxford

1,997

4

Cambridge

1,707

5

Colchester

1,480

6

Portsmouth

1,464

7

Guildford

1,464

8

Southampton

1,349

9

Welwyn Hatfield

1,347

10

Norwich

1,097

Source: ONS

London

First Time Buyers
As with the child age groups, the
concentration of first time buyer moves
encircling London implies a need to stay
within a reasonable commuting distance of
the Capital.
Overall, 85,125 first time buyers (25-44 years
of age) left London to the wider south east
in the year to mid-2020, with only 46,193
moving in the opposite direction. Outflow
therefore exceeds inflow by 2 to 1, indicating

TABLE 1: % INCREASE IN 25-44 YEAR OLDS
IN THE 12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

% increase

1

Elmbridge

7.5%

2

Epsom & Ewell

7.2%

3

Hertsmere

6.7%

4

Epping Forest

6.4%

5

Spelthorne

6.2%

6

Dartford

6.1%

7

Tandridge

6.0%

8

Broxbourne

5.7%

9

Brentwood

5.4%

10

Watford

5.3%

Source: ONS

the pressure placed on the WSE to deliver
unmet housing need in this category.
This number of outflows is by far the highest
of all the categories analysed. This indicates
the difficulty faced by most Londoners
in getting onto the housing ladder. The
only alternative for most is to move out of
London, placing greater pressure on those
destinations.

TABLE 2: NUMBER OF 25-44 YEAR OLDS
WHO MIGRATED IN FROM GREATER LONDON
IN THE 12 MONTHS TO 20 JUNE 2020
Rank

Local Authority

Migrants
from London

1

Buckinghamshire

4,108

2

Thurrock

2,412

3

Elmbridge

2,341

4

Epping Forest

2,103

5

Dartford

2,090

6

Brighton & Hove

2,026

7

Reigate & Banstead

1,767

8

Hertsmere

1,767

9

Medway

1,756

10

Spelthorne

1,602

Source: ONS

London

Homeowners with Equity
The proportional increase in this age group
is much lower than in the first time buyers
group. This suggests that those in this age
group have a greater propensity to remain
in their existing home, or make moves
within Greater London.

Overall, 26,244 homeowners with equity
(45-64 years of age) left London to the wider
south east in the year to mid-2020, with only
9,508 moving in the opposite direction.

TABLE 1: % INCREASE IN 45–64-YEAR-OLDS
IN THE 12 MONTHS TO 30 JUNE 2020

TABLE 2: NUMBER OF 45–64-YEAR-OLDS
WHO MIGRATED IN FROM GREATER LONDON
IN THE 12 MONTHS TO 20 JUNE 2020

Rank

Local Authority

% increase

1

Dartford

2.1%

2

Epping Forest

2.0%

3

Hertsmere

1.9%

4

Epsom & Ewell

1.9%

5

Spelthorne

1.8%

6

Broxbourne

1.8%

7

Tandridge

1.7%

8

Elmbridge

1.6%

9

Sevenoaks

1.5%

10

Thurrock

1.5%

Source: ONS

Outflow therefore exceeds inflow by 3 to 1,
indicating the pressure placed on the WSE to
deliver unmet housing need in this category.

Rank

Local Authority

Migrants
from London

1

Buckinghamshire

1,028

2

Epping Forest

706

3

Elmbridge

630

4

Thurrock

627

5

Medway

569

6

Dartford

563

7

Brighton & Hove

559

8

Hertsmere

518

9

Sevenoaks

501

10

Reigate &
Banstead

497

Source: ONS

London

Retirees
Overall, 10,747 retirees (65+ years of age)
left London in the year to mid-2020, with
only 2,834 moving in the opposite direction.
Outflow therefore exceeds inflow by 4 to 1,
indicating the pressure placed on the WSE to
deliver unmet housing need in this category.

TABLE 1: % INCREASE IN PEOPLE AGED 65+
IN THE 12 MONTHS TO 30 JUNE 2020
Rank

Local Authority

% increase

1

Hertsmere

1.6%

2

Epping Forest

1.3%

3

Three Rivers

1.1%

4

Tandridge

1.0%

5

Epsom & Ewell

0.9%

6

Broxbourne

0.9%

7

Reigate & Banstead

0.9%

8

Dartford

0.9%

9

Sevenoaks

0.8%

10

Brentwood

0.8%

Source: ONS

TABLE 2: NUMBER OF PEOPLE AGED 65+
WHO MIGRATED IN FROM GREATER LONDON
IN THE 12 MONTHS TO 20 JUNE 2020
Rank

Local Authority

Migrants
from London

1

Bucks

400

2

Epping Forest

336

3

Hertsmere

314

4

Tendring

291

5

Reigate & Banstead 241

6

Arun

227

7

Sevenoaks

220

8

Chelmsford

208

9

Rother

195

10

Tandridge

193

Source: ONS

London

