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Foreword

London is a leading global metropolis supporting the success of the nation.
Its success relies on attracting and retaining great talent to support its
activities—whether building new businesses or protecting communities. As a
global city, London also draws in excess demand, and these factors fuel the
need for more housing. Where supply does not meet demand, this drives the
soaring costs of housing. This conundrum is seen across the world.

We now see the consequences of the long-term failure for London to build
enough homes to house its residents. Increasing market rents, increasing
levels of homelessness, and ongoing demand for affordable housing all stand
as pressing challenges, underscoring the need for a comprehensive and
strategic approach to rethinking housing delivery. What this approach looks
like is a subject of much debate amongst a wide variety of stakeholders. With
this report, Centre for London offers another perspective for consideration.
Homes fit for Londoners seeks to navigate the intricate tapestry supporting
urban living and unravel the complexities surrounding housing delivery in the
heart of England’s capital.

London, a city of rich history and cultural vibrancy, grapples with various
housing challenges that affect its diverse communities. Skyrocketing property
prices, coupled with a growing population, have given rise to an acute
shortage of homes and an affordability crisis. This scarcity not only strains the
pockets of the city’s residents but also jeopardises its productivity and the
social fabric that binds its neighbourhoods together.

The crisis is created through policy failures. Policy failure in this area
has a profound impact on individuals and families striving for stability. A
home is not merely a shelter; it is the cornerstone upon which lives are built.
Recognising this, the report explores adopting a strategic, systematic, and
long-term approach to tackle the affordability conundrum and overcome
current failures. This will require collaboration between government, private
enterprises, not-for-profits and community organisations, and society.

The report advocates for the formulation of policies that incentivise the
progressive increase in all homes of all tenures, supported by a long-term
approach to strategy, policy making and funding. If adopted, this approach will
need to bridge beyond the normal 5-year political term as a collective societal
endeavour, as has been the case in coming together to address climate
change. This will be a hard battle, but essential.

Through crisis, we become more driven and focussed to deliver solutions.
There are solutions to London’s housing challenges, all of which are
deliverable and can pave the way for a capital where affordable housing
is no longer a rationed resource, but instead an integral part of the city’s
narrative. The path ahead is challenging, but the consequences of inaction
are far more profound. Through this paper, Centre for London invites
policymakers, industry leaders, and community advocates to consider how
they, independently or in collaboration, can reshape a more inclusive and
accessible London—a London where every resident, regardless of income, has
a place to call home.

Ben Denton, Chief Executive Officer, Legal & General Affordable Homes
Fiona Fletcher-Smith — Chair, Centre for London; Chair, G15
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Summary



London’s housing crisis is only getting worse, but the upcoming general and
mayoral elections create an opportunity for the parties to implement new
ideas and change course.

London is experiencing a housing crisis

The cost of housing is much higher in London than elsewhere in the UK. So high
that millions are left in poverty after they have paid their rent or mortgage,
and still more once they have paid energy bills, or high commuting costs
because they can’t afford to live near work. After considering how much
people pay for housing, London has one of the highest rates of poverty of the
UK’s regions.!

Many live in homes which are cold, damp, unsafe or overcrowded — and this
worsens their physical and mental health, while harming London’s transition to
net-zero carbon emissions. Most private renters have very little security, and
risk having to find a new home with little or no notice. This makes it hard for
them to build community where they live, and to get the best from schools and
healthcare. There are over 300,000 households on the waiting list for social
housing in London.2

London has more households in temporary accommodation than the rest of
England combined, while the number of people sleeping rough in London has
increased by nearly 50 per cent in the last decade.

And the problem is getting worse. In 1997 the average house in London cost
the equivalent of about four years’ salary: in 2022, it had risen to 12 years’
salary, peeling away from the rest of the UK.

Our previous report, on London’s Homes Today, sets out these issues in
more detail.

What happens if we don’t fix this

If policymakers don’t act to improve London’s housing market, the
consequences will make Londoners and London poorer. To name just some of
the possible outcomes:

= High costs may push people out of London. This would make it more
difficult to attract and retain skilled workers.

= Rising housing costs could erode households’ spending power, leading
businesses to lose out.

= More Londoners may become homeless.
= Paying for temporary accommodation may bankrupt councils.

= Pressure on social housing providers could mean fewer and worse quality
homes.

= More older Londoners may find themselves living in homes that don’t meet
their needs, risking their health and meaning they may need adult social
care services which they otherwise could have avoided.

This is not a hypothetical possibility. San Francisco, in California, has one of
the most acute housing shortages of any city on Earth, with average rents at
more than $3,100 (£2,500) a month, caused by extremely restricted supply and
high local wages.2 As a result, homelessness has spiked, with 38,000 people
without shelter on any given night in the Bay Area.? Since early 2020, the city
has seen the largest net outflow of residents of any US metropolitan area.®

London has systematically underbuilt new homes for decades, creating a
backlog of people who need homes, in both the market and social sectors.
With high demand for housing and supply that doesn’t always respond to
rising prices, house prices in London are very high compared to other parts
of the country, increasing housing costs and forcing many residents into
overcrowded homes.


https://centreforlondon.org/publication/londons-homes-today/

What housing can be

Living in the right home brings huge benefits. These go beyond the individuals
who live in any particular house or flat. Too often we treat housing policy, and
housing decisions, as being about consumer choices - and we miss the wider
economic and social benefits that good, affordable homes can bring. Instead,
we prefer to think about homes as infrastructure, like the electricity grid or
railway network, rather than individual units. That is why this report calls for a
long-term approach to housing policy and investment, with longer time frames
for funding and decision-making.

We think that everyone in London should have access to affordable, safe,
and good quality homes, that provide stability and offer access to essential
amenities.

We have taken action before

To build enough homes in London, we need to double annual housebuilding
from the 37,000 homes built in 2021/22 to approximately 74,000 a year for
15 years.® We think this will require a large expansion of the grant available to
build affordable homes and accepting new, sustainable development on low-
quality areas of Green Belt land. One estimate found that, using less than 2 per
cent of England’s Green Belt land could deliver between 1.7 and 2.1 million new
homes, while creating thousands of hectares of new public green space.”

This is not an impossible goal — we have achieved it in England before.
In just the ten years after the Second World War (1946-1956), English local
authorities and housing associations built over 1.4 million social homes, an
average of more than 140,000 a year — more than 50 per cent more than we
are proposing.2

London’s housing crisis is the result of policy failures — it is within our gift to
solve it. The reconstruction efforts following the Second World War show us
that a coordinated, multi-pronged approach that focuses on fairness, growth,
and long-termism can impact such a deep-rooted crisis.

Key recommendations

Addressing London’s housing crisis will require responses from policymakers
at all levels of government and from different angles, from investing directly in
building more homes to improving renters’ rights.

The cost of fixing this is high, but the cost of inaction will be higher. To
meet the investment in homes our capital and country need, we describe
throughout the report a variety of ways that addressing this challenge could
increase tax revenues, make government investment more efficient, and raise
capital from the private sector. For example:

= Increasing private housing delivery and properly resourcing planning
departments would increase money raised through Section 106
contributions.

= Abolishing ‘hope value’ and creating Development Corporations on low-
quality Green Belt land would let the government capture increases in land
value from development.

= Committing to long-term public funding for affordable homes would
increase the impact of government investment, while ending Right to Buy
would reduce existing subsidy.

= Providing clarity about how public bodies and institutional investors can
work together would bring about more private investment in homes.

Throughout this report we explore several policy areas in detail, centred
around the following three ambitions. A full list of policy recommendations
made in this report is given in the Appendix. Here we summarise our top ten
recommendations for policy makers.
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London’s housing stock has not kept up with its growing population, and
more affordable homes will need to be built to improve affordability and to
reduce overcrowding and homelessness. We need to build more homes to
accommodate our growing population. Although densifying the city will be an
important part of the solution, London will also need to expand, sustainably
and equitably.

Homes across the UK, and particularly in London, are unaffordable for too
many people, while over 300,000 London households are on the waiting list for
the most affordable homes, social housing.

National government should increase its
investment in the Affordable Homes Programme
to £15.1 billion a year to fund the building of
90,000 social homes a year in England. More than
30,000 of those should be built in London.

Local authorities have seen funding for planning departments cut by 60 per
cent since 2010, restricting their ability to carry out meaningful consultation
and facilitate sustainable growth. Increasing the supply of homes will require a
substantial increase in their capacity.

National government should adequately resource
local authority planning departments, both
through expanding grants and tying planning fees
to inflation.

Unlocking a small fraction of poor-quality land in the Green Belt surrounding
public transport stations could allow for hundreds of thousands of high-quality
homes to be built. The Green Belt contains many areas of low ecological
quality, the loss of which would not necessarily harm our climate goals or
people’s access to high-quality natural spaces. But any change needs to be
managed to ensure that new development meets London’s housing needs
while making rational use of the space.

The Mayor and national government should

set up Development Corporations to build on
strategically defined areas of the Green Belt, and
ensure they compensate for any loss of nature.
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London’s housing market is unfair. Our taxes on land and property are
regressive or ineffective, our private rental market disadvantages tenants, and
our benefits system doesn’t support Londoners to afford their rent. We need
to reform our tax, benefits, and private rental systems to reduce, rather than
reinforce, inequality.

Londoners on benefits often can’t afford their rent, with benefits covering
rental costs in just two per cent of homes in London. The Government has
announced that this will rise in April 2024 to once again cover 30 per cent
of rental properties, as it did in 2020. However, this is a temporary solution.
Unless the Government commits to continuing to reflect the actual price of
renting, rising costs will fast erode this support.

® 4. National government should commit to annually
indexing the Local Housing Allowance (the part
of the benefits system which helps with rent) to
rent levels.

There are serious problems with how we currently tax land and properties,
which are adding to the dysfunction of London’s housing market.

® 5. National government should devolve control over
property taxes to London, and the Mayor should
introduce a proportional property tax to replace
council tax and stamp duty.

Council tenants on social rents have a Right to Buy their property at a
significant discount. This has led to an erosion of the housing stock, while
some 40 per cent of those homes bought through the scheme are later rented
privately.

® 6. National government should end the Right to Buy
for council tenants, to retain homes in the social
sector and allow the stock to grow.

11
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10.

Housing policy is plagued by institutional short-termism and frequent
announcements of destabilising reforms. There have been 16 housing
ministers since 2010.2 Although the system does need change, it equally needs
stability. Delivering more investment into new homes requires consistency
to build confidence. This will require longer timeframes for funding and a
new expert body to set levels of grant for affordable housing: an Affordable
Housing Commission.

Local authorities and housing associations need certainty about how much
money they will have, so they can improve existing homes and build new ones.

National government should create 10 year rent
settlements from 2025 so that local authorities
and housing associations can build new homes
and improve existing ones, with a review if
inflation exceeds a certain level.

Many homes in the social rented sector need repairs and maintenance to
improve their energy efficiency and their safety for residents, but social
housing providers lack the funding necessary.

National government should create a £4.45 billion
Net Zero Fund, to fund retrofits and renovations of
social housing, £766 million of which should be spent
in London. If private investment can be crowded in,
this figure could be significantly reduced.

Funding from national government for building more homes is delivered
in short time frames which reduces housing providers’ ability to plan their
investments, reducing the efficiency of the funding.

National government should extend the term of
each Affordable Homes Programme to 10 years.

To treat housing like the essential infrastructure it is, we need to ensure that
appropriate levels of investment into affordable housing over the long-term
are maintained.

National government should create an Affordable
Housing Commission that sets levels of grant for
affordable housing based on expert projections.
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What homes should be

We think that all homes in London should be affordable, safe and good quality,
provide stability to the people who live there and offer access to important
amenities.

When are homes affordable? One commonly used rule of thumb is that rent is
affordable when a household spends 30 per cent or less of their income on it.
Another is that house prices are affordable when the average home is no more
than three times more than the average household income.”® Today in London,
average rents equate to 70 per cent of income for a household in the 30th
percentile of earnings, and more than 80 per cent of income for a household
in the 20th percentile.! Meanwhile, the average house price is equivalent to
approximately 12 years of average household income in London.2 Whatever
measure of affordable housing that we use, housing today is unaffordable for
many Londoners.

When are homes safe and good quality? There are minimum design standards
for new housing in London, set by legislation at the national level and by the
Mayor’s London Plan. These set out, for instance, the minimum size of each
home, adjusted for the number of bedrooms.* Quality isnt only determined
by design, but also by maintenance: a well-designed home can come into
disrepair over time. While there’s no perfect definition of a safe and high-
quality home, as a minimum, all homes should meet the Government’s Decent
Homes Standard. At present a third of homes in the UK fail to meet this
standard.”*

When are homes a secure place to live? When you are at risk of eviction or
repossession only if you break certain clear and reasonable rules. Those

who own their home or who rent in the social housing sector are afforded
protections that mean they generally can’t be evicted without good reason.
However, currently those renting in the private sector can be evicted without a
reason with just two months’ notice.

Homes as infrastructure

Having the right home brings huge benefits. These go beyond benefits to the
individuals who live in any particular house or flat. However, too often we treat
housing policy, and housing decisions, as being about consumer choices. In
doing so, we miss the wider economic and social benefits that good, affordable
homes can bring. Just like the railway network and the electricity grid, homes
are the backbone of the economy and make economic growth possible.

Why we must do better

With more, better and cheaper homes, London would be a better city. Better
for Londoners, who would be healthier and happier, with clean air and

space to relax inside, and space for fun and exercise outside. Better for the
environment, as homes would be more energy efficient, and fewer people
would have to travel by car to get to them. Better for communities, because
people would have more time and money for the places and groups that they
care about. Better for the economy, because businesses would be able to find
the right people for the right jobs. And better for the country, because higher
productivity in London means more taxes to pay for public services.

What does a functioning housing system look like?

London has systematically underbuilt new homes for decades, creating a
backlog of unfulfilled housing need, in both the market and social sectors.
This has forced many residents into overcrowded homes — London has the
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highest levels of overcrowding of anywhere in the UK — and has created many
‘concealed households’, in which people are forced to share accommodation
with another household. On a country-wide level, England has fewer dwellings
per person than other developed countries — 434 per thousand inhabitants,
against the Organisation for Economic Co-operation and Development (OECD)
average of 487.15

Combined with historically low interest rates, growing demand for
properties from investors, and stagnant wages, the backlog of building has led
to rising rents and prices in the private sector, a growing need for temporary
accommodation, and extremely high competition for social homes. Many of
those whose income, disability-related needs, or current overcrowded living
conditions mean they would be best suited to social housing are trapped in
the private rented sector. Around 10 per cent of London households in the
private sector are defined by the National Housing Federation as having unmet
housing need and requiring social rented housing as the most appropriate
tenure.

There have been various estimates of the required scale of building.
Traditionally, housing targets have been set based on household projections —
forecasts of how many new households will form in each region if demographic
trends continue. However, it has been argued that these projections do
not reflect the need for extra new housing to improve affordability, and cut
homelessness, overcrowding, and the prevalence of concealed households.”

Therefore, this report uses Professor Glen Bramley’s estimates of housing
requirements, calculated for Crisis and the National Housing Federation,
which modify demographic frameworks to account for the need to address
affordability, poverty, housing need and homelessness. His projections
estimated a backlog of housing need of 4 million households in 2018 across
England. This includes households in overcrowded homes, those experiencing
homelessness, and those whose housing costs are unaffordable, among many
other groups.®

Correcting this backlog will require an increase in completion rates above
and beyond simply meeting current demand. This entails expanding yearly
completions to just under 340,000 across England. In London, this would
mean achieving over 74,000 new homes a year, just under 33,000 of which
would be for social rent, around 2,300 for shared ownership, and over 10,000
for intermediate rent. Given these estimates were first made in 2018, they
are likely to have grown amid rising rents and mortgage costs. However, we
continue to use these figures as they are the most robust currently available.

The current London Plan, by contrast, lists a baseline requirement of
just over 52,000 new homes a year from 2019/20-2028/29 in the capital.

This is a figure that has not been achieved in London in living memory.??

For comparison, 2021/22 saw just over 37,000 completions, meaning that
delivering the 74,000 homes a year needed in London will entail a doubling of
annual housebuilding.2

All available evidence indicates that new supply is vital to controlling the
growth of property prices — however, it is equally clear that this only works
over the long-term.2! It is the sustained backlog of housing supply that has
created the foundations of the housing crisis. This can only be rectified by a
sustained increase in new supply, particularly in the social sector, where the
shortfall is most severe.

How we can do better

Working together, central and local government and the Mayor of London
could make this happen. The obstacles are formidable, but the benefits would
be huge. This report sets out what we think London’s next Mayor, and the UK’s
next government, should do to get us there. It builds on our report Homes fit
for Londoners: London’s homes today, published in August, which sets out
where we are now.

Much has been written about how we should do better with housing, with



https://centreforlondon.org/publication/londons-homes-today/
https://centreforlondon.org/publication/londons-homes-today/
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many brilliant ideas. This report isn’t about coming up with new ideas, but
about bringing together others’ work to create a single blueprint for London.

What's stopping us now

Londoners aren’t getting the homes they need — and many people in campaign
groups, businesses, local government, housing associations, the Greater
London Authority (GLA) and central government are trying to make things
better. But they struggle because the market for homes in London, both new-
build and existing, is highly complex and full of misaligned incentives:

= Local politicians — at all levels — are incentivised to oppose new
development if they believe their voters will oppose it. But there’s no
mechanism for people who might move to new homes to get their voices
heard, and local authorities have little financial motivation to support
growth, due to extreme fiscal centralisation.

= Housebuilders and developers will usually only build new homes if they can
make a profit on them - so if house prices fall but input prices do not, or if
new supply in an area begins to cut prices, they will stop building. Housing
associations rely on private development to cross-subsidise affordable
housing, so also experience this effect.

= People who own a home, especially if they have a mortgage, are likely to
oppose policy changes which might cause the value of their home to drop.

= The public sector may want to spend more money on building homes, but
instead has to spend it on housing benefit (much of which is paid to private
landlords) and temporary accommodation.
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What if it gets worse?

Londoners are already facing real hardship because their homes are expensive
and poor quality. Millions are left in poverty after they have paid their rent or
mortgage, and many more once they have paid energy bills, or high commute
costs because they can’t afford to live near their place of work. Many live in
homes which are cold, damp, unsafe or overcrowded — and this worsens their
physical and mental health. Most private renters have very little security and
risk having to find a new home with little or no notice. This makes it hard for
them to build community where they live, and to get the best from schools
and healthcare. Our previous report, on London’s Homes Today, sets out these
issues in more detail.

There is a real risk that if we don’t intervene, London’s housing situation
could get worse, as the threats we face now worsen and new ones emerge. In
this chapter we have summarised what we think are some of the biggest risks.

High costs push lower-income people out of London

Higher rents and mortgages could push more Londoners on low to moderate
incomes to move outside the capital, leading to the following:

= London organisations find it even harder to hire, especially for relatively
low paid key worker roles. As a result, they are forced to increase their
pay offer, which will raise prices in the private sector and require more
government spending in the public sector. If they can’t afford staff, some
schools and nurseries will close — making these areas unattractive to live in
even for people who can afford housing costs.

= Passenger numbers on public transport fall, further endangering TfL's
already fragile operating model and possibly leading to service cuts.?

= More Londoners on low incomes move to relatively inexpensive areas of the
wider South East, either because they choose to buy or rent elsewhere or
are placed there by local authorities. This puts pressure on housing supply
in these areas (which is already tightly constrained), and on public services,
perhaps causing local tensions with existing communities.

= It becomes harder for economically and socially diverse communities
to survive. This undermines London’s cultural offer, and ultimately
its desirability as a place to live. Its competitiveness for international
companies declines as a result.

Temporary accommodation bankrupts councils

Local authorities have to provide homeless families with temporary
accommodation until they can get a social or private rented property

that they can afford. In London, the shortage of affordable homes and the
inadequacy of benefits means this sometimes takes years.? As a result, local
authorities spend millions of pounds on temporary accommodation, and the
bill is rising as the rented sector retrenches, with landlords exiting the rental
market, fewer new Buy to Let landlords joining, and reduced supply resulting
in rents rises. There is a real risk that some local authorities will be forced
to issue Section 114 notices — effectively declaring bankruptcy — as a result,
severely limiting the services they can offer to residents and making their
areas less attractive places to live and work.

Pressure on social housing providers means fewer
and worse quality homes

Social housing providers (local authorities and housing associations) already
face severe financial problems. They need to pay for fire safety improvements,
fixing damp and mould, better insulation and other energy-efficiency
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requirements to meet net-zero requirements, and the rents they can charge
have been capped. Sooner rather than later, it’s likely that some postwar
blocks, which provide much of London’s social housing, will reach the end of
their safe lives and need to be rebuilt. The financial strain that this causes,
together with rising borrowing costs, is making it increasingly hard for them
to build new homes. Without new sources of funding, it’s likely that building
will slow even further. Residents will have to endure low quality housing,
along with higher fuel bills and worse health, for even longer. And as energy
efficiency standards for social housing increase, there is a risk that providers
will be forced to sell off homes that are too expensive to remediate, reducing
the number of social homes at a time of desperate need.

More older Londoners live in homes that don’t
meet their needs

In the next decades, the number of Londoners aged over 70 is expected to
increase.2* Many of these people may prefer to live in specialist or supported
housing, but there is not much available in London, particularly for the
mid-market, and little sign that supply will increase to meet rising need.2®
Staying in existing, un-adapted homes can make it harder for people to live
independently. As a result, they may need more health and social care, which
is expensive and could worsen an already very tough situation for the National
Health Service (NHS) in London. It also makes it harder to free up larger homes
for families who may be overcrowded. A landmark review estimated that each
bedroom added to the stock of retirement housing would free up two to three
bedrooms in mainstream housing.2®
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3.1 Public funding for homes

As we haven’t been building enough social and affordable housing, millions of
Londoners are living in homes which are poor quality or too expensive. This
makes their lives worse and risks economic decline.

How London builds affordable homes now

Affordable housebuilding is funded in a number of ways, which have changed
over time.

= The GLA is distributing £4 billion from the Affordable Homes Programme to
housing associations and councils for building social and affordable homes
in the years 2021-2026.%2

= Councils can build new social homes by borrowing against their Housing
Revenue Account, with no borrowing cap since 2018.

= Housing associations fund affordable homes by cross-subsidising from
building homes for private rent and sale and shared ownership, thus
accessing private finance.

= Private investors partially fund for-profit Registered Providers, contributing
to affordable housing through equity and debt investments.

= Public money’s role has declined, now covering less than 30% of housing
associations’ gross investment expenditure, when before the 1998 Housing
Act public money almost always funded the entire cost of new affordable
homes.2®

= Developers pay Section 106 contributions, which directly or indirectly (via
cash-in-lieu) fund the construction of new affordable homes. In 2021-22,
44 per cent of all new affordable homes in England were partly or entirely
funded by Section 106 contributions.?

Social housing providers’ capacity to build

Current levels of investment are insufficient to produce enough affordable
homes to meet London’s needs. In 2021-22, London built 3,440 new affordable
homes, below its five-year average of 4,338 homes a year, and significantly
below its ten-year average of 6,197 homes a year, though this was likely
affected by the aftereffects of the pandemic.2? As stated above, estimates for
just the number of new social homes — a subcategory of all affordable homes —
required each year in London exceeds the 30,000 mark.

Without new government funding, it is unlikely that the situation can be
significantly improved. The British Property Federation and Legal and General
estimated that across England in 2019, the sector received £5.1 billion in
subsidy from section 106, capital grants, and internal investment.! This model
indicates that building 145,000 affordable homes, at the tenure mix specified
in by Glen Bramley in his 2018 estimates, could require a total yearly subsidy
of £19.3 billion across England — £14.2 billion higher than the sector currently
receives.®?

Even maintaining current (insufficient) levels of output of affordable homes
will be a challenge — analysis by Octopus Real Estate found that nearly half
of the housing associations they surveyed were ‘not confident’ of maintaining
development at 2021/22 levels.2 Partially, this is an economic result of rising
costs for construction and debt. It also comes out of the new legislative
reputational pressures to focus on improving the quality of their existing
homes and services because of problems with damp, mould and fire safety.

Social rent levels also affect the delivery of affordable homes. Whereas
affordable rents are required to be below 80 per cent of local market rents,
social rents are set using a nationally determined formula. In recent years,
levels have been reduced and, recently, any increases have been capped by
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central government. This year, providers were given a ceiling by government,
by which they can increase their rents by 7 per cent, significantly below
inflation. Compared to uprating based on consumer price inflation (+1%) as
usual, councils are set to lose over £100 million in revenue over the year.2*
The G15, which includes London’s largest housing associations, predicted that
it would lose out on £800 million of re-investable income due to the cap.2®
Longer rent settlements, with review clauses if inflation exceeds a set figure,
could reduce risk levels, and improve councils’ and housing associations’
ability to plan and invest over the long-term. This could also be supported
by the reintroduction of rent convergence: a 2000s-era policy that ensured
that homes which were being rented out at levels below the ‘target rents’ set
by the social rent formula could be slowly increased to meet those levels.
29 per cent of social homes owned by members of the G15 are under target
rent, costing nearly £70 million a year in lost income.2¢ Reintroducing rent
convergence would mean that residents of identical social homes would pay
the same rent and, if combined with reforms to the housing benefit system (see
Chapter 3.2), this move could sustainably rebuild social providers’ finances.

After the 2025 rent standard ends, national
government should consult on creating 10-year
social rent settlements, with review clauses for
excess inflation.

Central government should reintroduce rent
convergence if Local Housing Allowance rates are
relinked to the 30th percentile of local market rents.

The costs faced by social providers to build new homes are often
prohibitive. When councils and other public bodies want to build large new
schemes, they often have to compulsorily buy land from existing owners. This
is to enable the land assembly process — a single public landowner across a
large site is often key to successful regeneration projects, like those at King's
Cross or the Olympic Park. Land costs in London are uniquely high. However,
when compulsorily buying land not currently used for housing, councils and
others often also have to pay a premium called ‘hope value’ on land prices,
which includes some of the value increases the landowner could expect if they
had planning permission.2Z This inflates the cost of land for would-be housing
providers, holding up the land assembly process and reducing supply.2®

The Government’s Levelling Up and Regeneration Act plans to remove the
need to pay hope value where it is justified in the public interest, decided by
the Secretary of State for Levelling Up, Housing and Communities on a case-
by-case basis.2? The Labour Party has called for hope value to be scrapped
in its entirety, so that local authorities can proactively assemble land for
important schemes and plan into the future, without the uncertainty of
Secretary of State permission.

National government should amend the 1961 Land
Compensation Act to allow public bodies to buy
land at closer to existing use value.



The loss of affordable homes

London’s problem is not just insufficient completions, however. Demolitions,
and the Right to Buy scheme have significantly eroded the stock of social
homes in London. Although nearly 30,000 homes were completed for social
rent from 2011-12 to 2021-22, more than 45,000 were demolished or sold
to existing tenants.%? Many of those demolished will have been beyond their
intended life and may have had safety issues, but the vast majority have not
been replaced on a one-to-one basis with similar homes.

London has seen a net loss of social housing over the last 30 years

Figure 1: London, net social rent completions, minus demolitions and Right to Buy sales,
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One 2017 estimate from Inside Housing using Freedom of Information
requests found that in over 40 per cent of cases, homes bought under the
Right to Buy scheme have later been rented out in the private rented sector.#2
Where those properties have been rented by those receiving housing benefit
at market rents, this represents an inefficient transfer of public money to
private landlords. One forecast found that between 2021/22 and 2025/26,
housing benefit would cost five times more than the entire Affordable Homes
Programme, without creating any new public sector assets.**

Because every new social home built can be sold at a discount without
councils needing to give permission, the Right to Buy scheme disincentivises
councils from investing into building social homes. In London, the discounts
provided to tenants can reach nearly £130,000 per property, up to 70 per cent
of its total value.



Right to Buy sales collapse when the discounts available fall
Figure 2: Council homes in London sold through Right to Buy, 1980/81 - 2022/23:«
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In the 2000s, these discounts were cut sharply. The average discount fell from
53 per cent in 1998/99 to just 12 per cent in 2008/09. Partially as a result,
sales fell dramatically — though this will also have been impacted by the Great
Recession.?2 However, this method would not fully halt the loss of stock and
would mean that in future, if interest rates were to fall or social rent became a
larger tenure that included more affluent residents than it does currently, sales
could rise again.

A government with a long-term aspiration to grow social housing as a major
tenure should preclude this by ending the Right to Buy scheme, allowing
councils to invest into new social stock for the long-term.

National government should end the Right to
Buy scheme.
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Quality of social homes

The quality of social stock, particularly on postwar estates, also presents a
serious challenge, particularly in the wake of the Grenfell Fire and the recent
death of a toddler, Awaab Ishak, who died from living in a housing association
home plagued by damp and mould.*® These tragedies have focused policy
attention on the issue, one consequence of which is the Social Housing
(Regulation) Act, which will make regulation of social providers more stringent
and proactive. While compiling this report, we heard that many providers

will require extra funding in order to meet the standards required by this
regulatory framework.

Although social rented accommodation has the highest energy efficiency
rating of any tenure in London, due to a greater proportion of flats, 43 per cent
of London’s social housing doesn’t meet the Decent Homes Standard (DHS)
and have an EPC rating of C.%2 The Regulator of Social Housing estimated
that in 2023/24, capitalised repairs and maintenance spending would rise to
nearly £3.5 billion, from £2.7 billion in 2022/23.%¢ This has negatively impacted
the development of new affordable housing. Leaving homes unrenovated can
seriously harm residents’ health.2? One reason to focus policy efforts on improving
social homes, even though the private rented sector has worse overall energy
efficiency, is that failure to tackle the issue in the social sector will delay the
construction of new homes. This is because social providers are generally
both landlords and housebuilders — devoting funding to retrofits means less
money for new construction. Social providers are also more likely to be able to
conduct mass retrofits, on a large scale, stimulating the market for suppliers and
creating a guaranteed client base for future installers and renovators.

Addressing the quality of social housing demands the creation of a Net Zero
Fund, to pay for the upgrading of all social homes to an EPC rating of C and
for all social homes to meet the DHS. This would cut bills for tenants, reduce
strain on the benefits system, and reduce carbon emissions. Emissions from
homes make up around 14 per cent of the national total,%® and hitting our
legally binding targets requires us to cut these emissions 6 times faster than
we have over the last 30 years.>!

Taking action to improve the energy efficiency of social homes would have
positive economic consequences, in addition to their initial cost. The Social
Market Foundation and WPI Economics calculated that bringing all social
homes in London from EPC D up to C would create £935 million in additional
economic output. Furthermore, ensuring all social homes meet the Decent
Homes Standard would create some £207 million in output through increased
construction activity and demand for materials.>2

Given a total cost of around £2.3 billion to bring all social homes below the
DHS up to standard and £11 billion over 3 years to bring all EPC D homes to C
level, the national Net Zero Fund would stand at £4.45 billion a year to achieve
both goals. In London, an estimated £478 million is required to take all non-
decent social homes to decency, and just over £1.3 billion to improve their
energy efficiency.? It is possible that some of these costs are overlapping, so
investment in one may benefit both. This would replace the Social Housing
Decarbonisation Fund, which is worth a total of £3.8 billion over 10 years.

Further, Government could provide partial grants to bring in private long-term
investors. Part of the savings in energy costs brought about by improving the
efficiency of homes could be redirected back to the investor, repaying the debt.

National government should create a £4.45 billion
Net Zero Fund to fund retrofits and renovations of
soctal housing, £766 million of which should be spent
in London. If private investment can be crowded in,
this figure could be significantly reduced.
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Building enough affordable housing

The housing need projections described in Chapter 1 call for affordable
completions to rise to 45,300 a year in London, of which 33,000 would be for
social rent.

Meeting London’s need for affordable housing would bring many benefits.
On a social level, it would reduce homelessness and provide security to many
currently living in insecure housing. It would improve low-income residents’
quality of life and in some cases their health. Reducing the need for temporary
accommodation would benefit both residents and councils’ budgets, freeing
up spending for other social services. It would also have large economic
benefits. Studies suggest that building socially rented homes generates
significant economic output as well as providing substantial net revenue for
the government by reducing spending on homelessness, housing benefit, and
the NHS,2% and that the benefits stack up against the costs better than for any
other kind of home built under the Affordable Homes Programme.2® There’s
also evidence that building more affordable housing would improve the
delivery rate of all kinds of housing in London by reducing the homogeneity of
the types and tenures of homes delivered in large developments.2®

This doesn’t mean that there’s no role for other sub-market tenures —
Bramley, 2018, acknowledged the need for these kinds of homes. Delivering
homes at Affordable rents and in intermediate tenures, like shared ownership,
can also increase the ‘absorption rate’ of new homes, enabling faster build-
out rates. In particular, if shared ownership were reformed to have lower and
more stable service charges, it could play a significant role in reducing reliance
on the private rented sector. But it is undeniable that the greatest need in
London is for socially rented housing (or similar-cost tenures, like London
Affordable Rent).

Currently, housing associations’ building programmes are tied to the wider
housing market — their reliance on cross-subsidy and private finance means
they have to slow development when market conditions worsen.®Z A greater
proportion of public grant in the funding for affordable housing could also
enable housing associations to build ‘counter-cyclically’ once again, as they
did after the Great Recession. This means that housing associations’ building
programmes could stimulate the housing market and wider economy when it is
in a slump, by using public funding.

Savills, commissioned by the GLA, calculated in 2022 that achieving the
current London Plan’s target for 26,000 new affordable homes a year would
require £3.3 billion per year more than is provided the current Affordable
Homes Programme (AHP), adding up to a total of £3.8 billion.22 These costs are
likely higher today, following substantial inflation, particularly in construction.

However, to meet the housing need demonstrated in Bramley, 2018, the
Joseph Rowntree Foundation calculated in late 2021 that government would
need to increase the Affordable Homes Programme from £12.2 billion over 5
years by £11 billion a year, assuming that 20% of the total number of social
homes are delivered through Section 106 contributions (mirroring 2019
delivery numbers).2? Given significant inflation since the report, at the time
of writing, this would entail an increase of £12.7 billion a year, requiring an
estimated total sum of between £15.1 billion a year.£?

This would represent a large increase in funding. However, this is, according
to best estimates, a realistic assessment of the scale of the problem. If
Government is going to tackle London’s housing crisis in a sustainable, long-
term fashion, this is how much it will cost.

National government should increase the Affordable
Homes Programme to £15.1 billion, to fund the

building of 90,000 social homes a year in England.
More than 30,000 of those should be built in London.
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High costs are exacerbated by short-term, inflexible funding packages that
restrict how councils and housing associations can spend their grants. The
AHP is delivered on 5-year terms, administered by the GLA through its Homes
for Londoners programme. These short timeframes harm providers’ ability to
plan their investment for the long-term and therefore reduce the efficiency
of the AHP. Analysis from University College London (UCL) found that the
system’s unpredictability makes housing associations’ purchasing behaviour
more cautious, limiting the amount of pre-planning permission land they can
purchase, the kinds of sites they can take on, and the number of homes they
can deliver. Completions were also found to bunch around the end of each
AHP term, causing costs for development to rise due to concentrated demand
and inflexible supply.®

National government should extend the term of
each Affordable Homes Programme to 10 years.

Recent analysis has found that Britain’s public investment is both weak and
unusually volatile, compared to other OECD countries. This is due to fiscal
rules that encourage raiding capital budgets to avoid cuts to service delivery,
and excessive Treasury control of investment spending.©2

To treat housing like the essential infrastructure it is, policy needs to
maintain appropriate levels of investment over the long term and provide
certainty to social and affordable providers. To do so, there could be a role
for an Affordable Housing Commission. This would be an expert body that
uses local housing need projections that account for the need to improve
affordability and reduce homelessness to set the required levels of grant for
affordable housebuilding.

National government should explore creating

an Affordable Housing Commission (AHC), that
sets levels of grant for affordable housing based
on expert projections. This could be modelled on
the NHS pay review body, which recommends the
level of NHS worker pay to government, in order
to maintain staff recruitment, regional variation,
and other factors. As in the case of the NHS,

this could introduce a degree of evidence into

the decision-making process around affordable
housing grant.
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3.2 Supporting people to afford homes

Housing costs are very high in London. In our first report, we showed that
private and social rents are substantially higher in London than any other part
of England.®® We also found that this was true with respect to income, with the
average London household spending 40 per cent of their income to afford the
average private rent. This means that many people in London need support to
be able to afford their homes. The state subsidises the cost of rental housing
in two ways: the benefits system (discussed in this section) and through the
provision of affordable housing (discussed in Chapter 3.1: Public funding for
homes).

Affordability is not just an issue in the rental sector— house prices in London
are also much less affordable compared to any other region. Government
interventions to support house purchases are typically aimed at supporting
first time buyers, but regulations around mortgage finance can affect
affordability for all homeowners.

Support for renters

The government provides direct financial support for renters on Universal
Credit in the private rental sector in the form of the Local Housing Allowance
(LHA, also known as ‘housing benefit’). The amount of LHA that a household
receives depends on individual factors such as the number of people living in
the home and the number of bedrooms that they need. The amount of support
is also connected to local rent prices — having been periodically linked to the
30th percentile of rents in broad market areas. This was last done in 2020, but
the government recently announced that they would be re-linking the LHA to
30th percentile rents from April 2024. This means that recipients will in theory
be able to afford the cheapest 30 per cent of homes using just their LHA
payments, although many recipients find themselves living in more expensive
homes — making up the difference from their remaining income.

The announced increase follows a four-year freeze, during which time
rental prices in London skyrocketed. Analysis from LSE and Savills found
that in 2022/23 just 2.3 per cent of properties listed for rent in London were
affordable on the LHA®* The shortfall between LHA and rental prices was
unsustainable. With many Londoners being pushed into homelessness by their
inability to pay rent as a result of the LHA-rent gap — a causal relationship proven
in 2020 by Policy in Practice.®> Coupled with increasing costs of living, many
renters found themselves desperate situations as a result of the LHA freeze.

Whilst the announced increase is a step in the right direction, it is essential
that the LHA is not frozen again. For housing benefits to provide stability for
the people that rely on it, and to ease pressures on local councils who are
spending billions on temporary accommodation, it needs to continue to reflect
actual rent prices.

National government should commit to annually
indexing the Local Housing Allowance rates for
Housing Benefit to rent levels.

Increasing the LHA is only one part of the solution as many households in
London receiving housing benefit are subject to the benefit cap. The benefit
cap is a limit on the total benefits that a household can receive. It was
introduced in 2013 and reduced in 2015 to £23,000 per year in London. The
benefit cap has also been frozen and hasn’t increased in line with inflation.

In 2022, over 40,000 households in London were affected by the benefit
cap — which is more than double the number in 2019.%¢ The vast majority (85
per cent) of those affected by the benefit cap families with children.tZ Analysis
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from the Child Poverty Action Group estimated in March 2022 that 28,000
families with children in London were seeing the real value of their benefits fall
by £1,840 per month.&

The benefit cap should be increased to reflect the increases in the costs
of living since 2015 or, preferably, removed entirely. Otherwise, increasing
the LHA will push more households to the cap threshold and those already
affected by the cap will not benefit from the increase.

UK Government should raise or remove the
benefit cap.

Support for people to buy homes

Home ownership has benefits, including providing people with secure and
stable tenure, giving them more control over the maintenance and decoration
of their home, as well as allowing people to grow their wealth — though it can
be difficult to extract that wealth so long as it is needed to be invested in
owning a home. There are many people in London who rent who would like to
own a home.

Higher house prices in London mean that London has lower rates of home
ownership than in the rest of the country (47 per cent in London vs 62 per cent
across England).&?

In order to get a mortgage, households need both a lump sum of cash to
put down as a deposit and a high enough salary to afford monthly mortgage
payments. The deposit for an average first house in London is £144,500 — but
even a 15 per cent deposit on the average first home would be £63,750. This
is 85 per cent higher than the deposit for an average first house across the UK
of £34,500.2% Analysis from the Bank of England in 2021 found that for 75 per
cent of renters, their deposit and not their income is the limiting factor on how
much they can borrow on a mortgage.”!

The government supports people to buy homes in the following ways:

= Right to buy - allows tenants of socially rented homes to buy their home at
a discounted price. Discussed fully in Chapter 3.1.

= Stamp duty relief for first time buyers — gives first time buyers a break on
stamp duty up to a threshold, beyond which stamp duty starts to apply. The
threshold for first time buyers is £425,000 on properties up to £625,000 in
value.

= Lifetime ISA — enables people to save up to £4,000 each year and receive
a 25 per cent bonus from the state. This can then be used either towards a
first home, or towards retirement.

= Mortgage guarantee scheme - aims to encourage lenders to offer
mortgages to buyers with a small deposit (as low as 5 per cent).

= Shared ownership — allows buyers to purchase a share (typically 25 per
cent to 75 per cent) of a property and pay rent on the remaining share, then
gradually increase their share over time.

= Help to Buy — scheme is an equity loan is a government backed scheme to
get an equity loan of up to 40 per cent of the value of a newly built home.
The scheme ran from 2021-23 and has not been renewed. House builders
were reported to like it because it helped to support demand for new
homes. However, there is evidence that the scheme significantly increased
house prices in London and had no detectable effect on new housing

supply.Z2
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= First Homes scheme — enables first time buyers to purchase a new build
home for 30-50 per cent of its market value. The home can’t cost more than
£420,000 in London after the discount and can only be sold with the same
proportion of discount to someone also eligible for the scheme. A quarter
of all affordable homes provided through S106 now have to be First Homes,
but the Chartered Institute of Housing have raised concerns that the
scheme will inflate prices in a similar way to the Help to Buy scheme.”2

House prices in London are significantly higher than elsewhere in the UK.
Previous policies have reflected this — for instance, Help to Buy provided a
loan equivalent to 40 per cent of the value of a newly built home in London
compared to 20 per cent elsewhere. At present, the LISA is capped at first
time homes to the value of £450,000. In London, the average property price
already stood above the maximum value eligible for the LISA when it launched
in 2017 (£480,000), and have since risen to £542,000 in November 2022.

The UK Government should increase the Lifetime
ISA limit on a first time home in London to reflect
house prices.

© Ketut Subiyanto
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3.3 Local decision making

The delivery of new homes is closely connected to decisions made at a local
level: from big picture decisions about where to build in the Local Plan, down
to case-by-case decisions to approve a given housing scheme.

How the planning system works now

The policies that influence planning decisions come from many different parts
of local, regional and central government.

= National government is responsible for the National Planning Policy
Framework (NPPF) which sets out economic, environmental and
social planning policies for England and provides a framework for the
development of local and neighbourhood plans.

= The Mayor of London develops the London Plan which sets out strategic
policy across London and sets housing targets for each borough.

= Each local authority has to produce a Local Plan that provides a framework
for addressing housing needs, setting out what types of development will
be permitted in which locations.

= Local communities can also choose to produce Neighbourhood Plans which
lays out their vision for their neighbourhood and can enable new housing by
designating additional sites.

Alongside each of these plans, there are a range of other documents that
influence planning decisions, such as the 16 London Plan Guidance documents
(LPGs) produced by the GLA and supplementary planning documents (SPDs)
that local authorities can produce.

Planning decisions are typically made by the local authority. For small
schemes, decisions are made by local authority officers, but for larger or more
contentious schemes decisions are made by a committee of local councillors.
In London, the Mayor can also ‘call in” applications of strategic importance,
for example if they include more than 150 homes, are over 30 metres in height
(outside of the City of London) or are on Green Belt or Metropolitan Open
Land. The Secretary of State can do the same if an application conflicts with
national policy or is nationally significant.

When developing Local Plans, local authorities undertake consultations,
inviting feedback from the public, businesses, and other key stakeholders on
the proposed strategies for housing and other land uses. This is to ensure
that the plan reflects local needs and aspirations. At the application stage
of specific developments, local planning authorities then consult with both
statutory consultees (like the Environment Agency or Highways England) and
invite comments from the local community. This is supposed to ensure that
potential issues are identified early and that the views of those potentially
affected by a development are considered before a planning decision is made.
It is often argued that too much emphasis in the current system is put on
consultation with the public at the point of assessing an application — which
lends itself to oppositional comments. But greater consultation in the plan-
making stage could combat this.

Uncertainty in the planning system

The planning system is often blamed for the shortage of housing supply. At
the core of many of these criticisms is the idea that the current system builds
in too much uncertainty— both in terms of whether permission for a scheme
will be granted, and how long the process will take. House builders don’t like
uncertainty — they want to know that the money they put into developing a
scheme will translate into profit at the end. So to cope with uncertainty, house
builders are more risk averse and factor in high planning costs — this is most
prominent in the early stages of the development process.”# Uncertainty in
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the planning system has also been linked to ‘landbanking’ behaviours — where
developers hold onto land with planning permission, without building on it.”

But what is driving uncertainty in the planning system? To a certain extent,
uncertainty is a fundamental part of England’s discretionary system. Because
decisions are made on a case-by-case basis, there is no absolute guarantee
of approval when compared to rules-based zoning systems seen elsewhere.
Moreover, the inherent political nature of planning decisions often amplifies
uncertainty within the planning system. Elected officials commonly oversee
major planning decisions, and they can be swayed by electoral considerations,
local opposition, or changing governmental priorities.

The problems associated with planning uncertainty are widely recognised,
and so over the years instruments and policies have been introduced to try
to reduce this. Mechanisms such as outline planning permission for large
schemes, pre-application consultations and local development orders when
used appropriately can be effective at reducing planning risk for developers.”

The government have also created pathways for the development of new
housing outside of the usual planning system —in 2013 permitted development
rights were extended to cover the conversion of offices to housing. While
this was estimated to have created around 64,000 homes between 2015 and
2020, research has found that these homes are typically of much lower
quality than those delivered through the usual system.”2 As a result, minimum
light and space standards were introduced for homes created through
permitted development rights in 2020.

Some people would like to see reform go further to eliminate uncertainty
by changing the current discretionary system to a zonal-based system. Zonal
planning systems, which exist in countries such as the US and Japan, frontload
decision making into the formation of the zonal plan and then automatically
grant permission to planning proposals that comply with that plan, for that
area. Centre for Cities have advocated that a rules-based flexible zoning
system would improve both the supply and affordability of homes.”? In the
2020 Planning for the Future White Paper, the government consulted on this
idea, proposing automatic permission granted for schemes in line with plans.&®

Many changes to the planning system have since been announced in the
Levelling Up and Regeneration Bill (LURB) which was introduced to Parliament
in May 2022. Proposed changes include amendments to the NPPF aimed at
tackling problems of slow build out, clearer expectations about what a local
plan should contain (including design codes) and the introduction of National
Development Management Policies (NDMPs). Yet the LURB doesn’t include any
proposals for zonal planning reforms.2!

Uncertainty in planning is also being driven by ongoing changes to the
system itself. In interviews, we heard from housing associations that changing
policy landscapes make it harder for them to plan more housing. And for
under-resourced local authorities, keeping up with continuous changes is
also challenging — analysis from the consultancy Lichfields has found that the
ongoing consultations for the LURB have been responsible for delaying plan
making in more than 30 local authorities across the country.®2

It is essential that future changes to planning policy are communicated
and delivered in a way that minimises uncertainty for house builders and local
authorities.

Resourcing for planning

Local authority planning departments have seen significant cuts to their
funding over the past decade, restricting their ability to carry out meaningful
consultation in plan-making and to keep up with changes to policy. One
estimate suggests that the planning system’s funding from central government
has been cut by 60 per cent per capita compared to 2010 — the most severely
cut local government service.?® At the same time, local authorities are limited
from raising revenue through planning application fees by statute. This fall

in funding has ramifications for the ability of local authorities to recruit and
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retain skilled and motivated staff, and keep abreast of changes in planning
policy whilst carrying out statutory duties.

If we are to deliver significantly more homes each year, reaching the
340,000 yearly target laid out in Bramley, 2018, planning departments will not
only need to return to functionality but grow significantly in capacity.

National government should adequately resource
local authority planning departments, both
through expanding grants and tying planning
fees to inflation, so they can clear the backlog of
planning cases and facilitate sustainable growth.

© Daniel McCullough
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3.4 Where to build new homes

Just as important as how we decide to build homes is where we decide to
build them. On a local level, this is a matter for the Local Plan. On a London
level, the Mayor has strategic planning authority through their London Plan.

But people cross London’s administrative boundaries every day to
commute, visit family, and for leisure. And many argue that London simply
does not have enough developable land to accommodate all of its housing
needs within its borders, without significantly changing the density of its
built environment (on which more below). This means that London’s housing
need has, whether intended or not, seeped out into neighbouring areas — the
question is how this is planned for and accommodated.

A body for strategic planning

Since 2011, local authorities have been under the Duty to Cooperate. This
required local planning authorities and other public bodies to engage with
one another when setting housing targets through their Local Plans. This
particularly applies to planning issues that cross administrative boundaries,
like those regarding strategic infrastructure, but also relates to housing
targets. However, it is widely considered to have failed.2 Although it created
a duty to cooperate, it consciously did not create a duty to agree, and it is
considered to have caused conflicts between local authorities, competing to
offload their housing targets to one another. When previous Mayors of London
have suggested that London’s housing need might be accommodated in
surrounding counties, conflicts have been even more severe.®

The Levelling up and Regeneration Bill, when passed, will abolish the Duty
to Cooperate, without introducing any substantial replacement to coordinate
strategic housing need. Therefore, there is a strong case for the reintroduction
of strategic planning at the level of the wider South East. Centre for London
and the Southern Policy Centre explored this issue in depth in 2018, and
concluded that there was a need for a shared vision between London and its
neighbouring regions and more formalised institutions to reflect this.2¢ The
London and Wider South East Strategic Planning Network, a group of strategic
planning experts, proposed a Joint Planning Advisory Unit for the region,
which would advise on the distribution of growth and housing requirements
across the area.?” Catriona Riddell, an expert in spatial planning, made a
similar recommendation for Strategic Planning Advisory Boards in 2021.88

The GLA and Wider South East local authorities
should conduct a review to propose a new body for
strategic planning across the region.

However, given London’s immediate need for greater housing, strategic
regional planning should be considered a medium-to-long-term part of the
solution to the crisis. To expand supply as quickly as possible, we argue that
London should think strategically about the Metropolitan Green Belt, both
within and surrounding the city, to accommodate its growth.

A brief history of the Metropolitan Green Belt

The concept of a ‘Green Belt’ became central to British planning after the
Second World War. It was intended to counter urban sprawl, stop cities and
towns merging into each other, and encourage the recycling of urban land. It
was inextricably tied to the policy of exporting the housing demand of major
cities, like London, to New Towns in surrounding counties, through the New
Towns Act 1946.



New Towns exported housing demand outside of London and other cities

Figure 3: Map produced for the Commission for New Townsg®
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However, even after the last New Town was designated in 1970, England’s
Green Belts remained in place. In fact, after its initial piecemeal creation in
the 1940s and early 1950s, the belt expanded significantly. This has restricted
London’s land supply for housing while restricting its ability to export its
housing demand. It is now around 3 times the size of the city itself.

London’s Green Belt has expanded significantly since the 1940s,
when it was first designated
Figure 4: The growth of the Metropolitan Green Belt over time.»

Abercrombie’s green belt boundary ~ == GLA boundary " MGB

Source: Mace, A. (2017) The Metropolitan Green Belt — changing an institution. Progress in Planning.
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Densification

It is commonly argued that new developments should be concentrated, where
possible, within existing cities. This can take place by densifying already
existing buildings or by building on ‘brownfield’ land. In an era of climate crisis,
densification reduces emissions from buildings, as flats are more efficient than
houses in their energy use, and from transport, as densely populated areas
support extensive public transport networks and people may be able to walk
or cycle to the places they need to go.”!

Households in more densely populated areas are less likely to own a car

or van

Figure 5: Proportion of households that do not own a car or van by population density
(people per km2), for all Lower Layer Super Output Areas in London=
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Census 2021, unrounded data and Office for National Statistics (2023) Car or van availability, Census 2021.
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Economically, too, densification can benefit cities. Greater population
density is thought to increase wages, innovation, and productivity,?® partially
through enabling ‘agglomeration’ effects that come from deep, specialised
labour markets and ‘knowledge spillovers’ between high-skill workers.

In recent history, development on brownfield land has been prioritised to
encourage densification. But these attempts throughout the 2000s are thought to
have reduced housebuilding, as some local authorities held back greenfield sites
in favour of brownfield schemes, some of which were not deliverable in reality.?*
This was echoed by a review of densification by the GLA in the 2017 draft London
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Plan which found that increases in density were not leading to increases in overall
housing delivery.”® A renewed attempt to put even greater pressure on brownfield
delivery, as the Secretary of State promised in his ‘Long-term plan for housing’, is
likely to reduce the amount of development brought forward.?®

The Mayor of London should re-introduce
minimum densities to the London Plan for
strategic locations.

The problem is that there is simply not enough brownfield land available
to meet housing needs in England, or in London. Lichfields, the planning
consultancy, assessed councils’ brownfield registers of land and found
that only 29 per cent of London’s 15-year housing need could be met using
brownfield land.”Z What’s more, much of the land on such registers already
has planning permission or is financially or physically unviable to build on —
much of it requires remediation from industrial waste.

Suburban densification, by which low-rise houses in Outer London are
replaced with higher density flats, is another viable option. There have been
a variety of models suggested to achieve this kind of densification — the most
well-known being Policy Exchange’s ‘street votes’ proposal, which would
allow residents of a street that unanimously votes for densification to gain
planning permission for upward extensions within a strict design code.?®
Partially integrated into the Levelling Up and Regeneration Bill, the idea could
enable a small number of extra homes to be built, alongside larger individual
properties, but it is unlikely to produce large uplifts, given the high levels of
agreement it requires from neighbours.

What’s more, an analysis from Quod calculated that meeting London’s
housing targets by replacing single homes with three homes would require
13,000 demolitions a year, the equivalent of rebuilding every semi-detached
home sold in outer London each year.? This is unlikely to be delivered by
hyper-local consensus. This doesn’t mean that street votes or suburban
densification aren’t worth pursuing — it just means that policymakers will
have to keep all options open to meet the city’s housing targets. Brownfield
regeneration and densification in the inner city will both be vital to ending
London’s housing crisis, but they are not sufficient on their own.

Lichfields assessed London boroughs’ forecasts of housing supply against
the current London Plan target of 52,000 new homes a year (significantly below
the number of homes required to improve affordability in London, described
in Chapter 1).° The boroughs’ own predicted land supply met this target
— however, the three years since the report was written have seen delivery
fall, rather than grow sharply as required. When the consultancy applied
assumptions based on previous delivery to counteract ‘optimism bias’ of local
authority land supply figures, it found that additional land would be required
for 86,000 homes over the 10-year period of the London Plan.” Given that even
more homes than this need to be built to improve affordability, it is clear that
there is not enough land available in London to meet its housing needs.

Urban extensions

Despite its name, the Green Belt contains many areas of low ecological
quality, the loss of which would not necessarily harm our climate goals or
people’s access to high-quality natural spaces.”” Over 10 per cent of London’s
Green Belt is already used for residential and commercial uses, but the vast
majority of this land is used for agriculture, while there is a significant amount
of previously developed and ex-industrial land in the belt.’2 24 per cent of
London’s Green Belt is designated as Areas of Outstanding Natural Beauty
and 4 per cent as Sites of Special Scientific Interest — designations designed to
preserve high quality natural land.%®



There is a good case for a compromise, in which strategically designated
sections of poor-quality Green Belt land (which has recently been labelled
‘grey belt’ in public commentary) are assigned for development, in return
for investment into environmental improvements in nearby areas. New
developments could then be surrounded by high-quality green space and
wildlife habitats, securing both an improvement in housing and ecological
outcomes. Some London boroughs have already begun to plan for homes on
Green Belt land to meet expanded housing targets — Enfield Council’s latest
Local Plan version proposes releasing some 13% of the borough’s Green Belt
land for new housing — but there is no coordinated, pan-London strategic
approach to Green Belt release.’®*

It would be essential for any new developments in the Green Belt to be
designed around existing or new public transport links, to avoid baking in car
dependency to new settlements. There have been several estimates of the
number of homes that could be built around rail stations in London’s Green
Belt. A Centre for Cities analysis from 2019 estimated that nearly 25,000
hectares of Green Belt land could be released for housing within walking
distance of stations under 45 minutes away from central London. This land
could accommodate 891,600 new homes, without building on any land
recorded as being of public benefit and while reserving 10 per cent of the
allocated land for new green space.’®® Funding for new settlements could be
given on the proviso that developments are net carbon negative, once nature
recovery investment and transport patterns are factored in.

The 2014 winning Wolfson Prize proposal from David Rudlin and the
consultancy URBED offers a potential model for these urban extensions.'%
Based on the premise that new settlements are more likely to be successful if
they are built as extensions to an existing settlement, the renowned ‘Uxcester
Garden City’ model calls for a ‘snowflake’ of new developments branching
off into the Green Belt of an existing city. Rather than developing Green Belt
land in a piece-meal way, the model proposes a taking a strategic, considered
portion of protected land for the new settlement. Building on the Uxcester
model, along with the European case studies that inspired it, like Vauban, an
eco-friendly urban extension near Freiburg in Germany, offers a path forward
for London.””

Development
corporations

Development Corporations (DCs)

are public bodies with enhanced
planning and land purchasing powers.
They were first designed in 1946 to
build England’s New Towns but have
since been used successfully in many
contexts. Most famously, the London
Docklands Development Corporation
was created to develop what would
become Canary Wharf. Currently,
there are two DCs operating in London
set up by the Mayor — the London
Legacy Development Corporation

on the Olympic Park site and the Old
Oak and Park Royal Development
Corporation, in West London.
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How urban extension development corporations
would work

The delivery bodies for these new developments would be Development
Corporations (DCs), with the legal powers to purchase land and masterplan
sites. In this case, given the need for a diversity of housing types on large
developments and the current distribution of development skills, the
Development Corporations would have the ability to form joint ventures with
institutional investors, developers and housing associations.

These DCs would have long-term, ringfenced funding settlements with the
Treasury to allow them to hire experienced staff, skilled in land assembly and
master development. Officers told us that local authorities’ previous building
programmes have suffered from skills shortages, which made ramping up
delivery difficult. A recent Joseph Rowntree Paper calling for a public sector
master developer, operated out of Homes England, proposed that such a
body would be able to recruit outside Civil Service frameworks, so that it
can hire private sector talent competitively.”®® This would be key for London’s
urban extensions, given the complexity of land assembly, masterplanning, and
compulsory purchasing.

They would have access to low-cost loans from the Public Works Loan
Board and be able to borrow based on future land value capture revenues
to fund development. Crucially, they would have to be able to compulsorily
purchase land at close to existing use values. This would leave financial space
for providing infrastructure up-front and enabling 50 per cent of homes to
be affordable, similarly to what the Mayor’s London Plan demands from
developments on public land.

The DCs could then masterplan across their chosen sites, deliver
infrastructure, and either deliver development themselves or form joint
ventures with housing associations, private developers and investors. This
would enable them to deliver mixed-tenures developments, centred around
public transport and high-quality green space.

The Mayor of London should set up an expert
commission to decide on 10 sites in London’s
Green Belt near rail stations for new development
corporations. This should include representatives
of any future strategic planning bodies for the
Wider South East.

Homes England and the GLA should conduct
exploratory work on suggested sites to establish
viability.

Homes England and the Mayor should create
Development Corporations (DCs) on chosen

sites, with HM Treasury providing long-term
funding settlements of 10 years. As a condition of
financing, DCs would have to show that they have
remediated and invested into an equal area of
Green Belt land to create high quality, accessible
green space in walking distance of extensions.



3.5 Taxation and value capture

There are serious problems with how we currently tax land and properties,
which are adding to the dysfunction of London’s housing market. London has
the highest land values of any part of England, values which are particularly
elevated in inner London.’?? And the 10 per cent of local authorities with the
highest land prices are home to 73 per cent of households living in temporary
accommodation.™®

Taxes and charges on land and property in London

Council tax: a tax on domestic property, paid by households. Its size is set by a home's value as of 1 April 1991,
which is placed into a band between A and H in England.

Stamp duty land tax: a tax on land and property purchases above £250,000 for residential property (or £425,000 for
first-time buyers buying below £625,000).

S$106: a planning requirement for developers to mitigate the impacts of developments, such as by building a
percentage of their scheme as affordable housing, funding investments into the local public realm, or paying cash-in-
lieu to the planning authority.

CIL and MCIL: a levy voluntarily charged by councils on developments above 100m2 of net additional floorspace to
fund new infrastructure. All but two councils in London use it. MCIL is a Mayoral CIL created to fund the Elizabeth Line.
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Council tax and SDLT

In 2019/20, 52 per cent of local authorities in England’s funding came from
council tax."™ Households, whether owner-occupiers or tenants, are charged
an annual fee set depending on which value band their property sits within.
Payments do not rise proportionally with the value of a property, so the tax s,
by design, regressive, even after council tax support payments are factored in.

The bands are based on the estimated value of properties in 1991, and do
not account for the house price inflation of the intervening three decades.
As a result, the distribution of tax burdens have become more arbitrary
and regressive with regard to house prices and incomes. Places with lower
property prices pay more, on average, as a share of property prices in council
tax. Much of this inequality is national —in 2021, London and the South East
contained 45 per cent of England’s housing stock by value but paid 33 per
cent of its council tax."? But it is also unfair within London. A 2019 IPPR analysis
found that a household in the tax band for the lowest value properties in
the capital would pay more than 0.5 per cent of its value on average, while a
household in the highest band would pay around 0.1 per cent.”®

Stamp Duty Land Tax is a progressive tax on property values, charged when
a property worth more than £250,000 is bought (unless the purchaser is a first-
time buyer). Despite its progressive nature, it is a flawed tax which discourages
residential mobility and adds barriers to moving for both first time buyers and
downsizers.™

Both taxes encourage an unequal distribution of housing space across
different ages and demographics. Nearly 50 per cent of households in London
are classified as under-occupying their home, meaning they have more
bedrooms than required, including nearly 73 per cent of households that
own their own home." Across England, more than 86 per cent of households
where all residents were aged 65 or older were under-occupying.’’® In
London, homes headed by someone aged 65 or over have substantially more
floorspace per person than other homes. This is not a fault on the part of
older people or homeowners — they are incentivised to stay in their homes for
as long as possible by our systems of council tax and stamp duty, and the lack
of appropriate ‘downsizing’ housing.



Older households have more floorspace per person than younger households

Figure 6: Floorspace per person, by age of Household Representative Person, London:~
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Source: Greater London Authority (2021). An analysis of housing floorspace per person.

As laid out by the Institute for Fiscal Studies, a potential trajectory for policy
reform could start with the addition of extra bands for homes of high property
values to reflect the increases in prices at the top end of the market."® This
could be followed by updating the house price values structuring the band
system to improve its relationship to modern prices. Eventually, policymakers
could replace the bands with a fully proportional tax, paid by owners as a fixed
proportion of their property value each year. IPPR’s modelling finds that a 0.25
per cent rate would be sufficient to raise the same overall funding as council tax
currently does,”™ while a 0.48 per cent rate would replace council tax, stamp
duty, and the bedroom tax on social housing tenants.'2

Reforming this broken system will not be easy and presents particular
challenges for London. All modelling of more proportional systems sees
bills for most Londoners rise, due to disproportionate increases in property
values in the city in recent decades.'” The city also includes many asset-rich
residents who are, nonetheless, cash-poor, due to extraordinary rises in house
prices over the last several decades. Without additional support, introducing
a proportional property tax could make housing costs either unaffordable or
more unaffordable for 11 per cent of owner occupiers in London. However,
it would only cost £150 million to provide support to low income owner-
occupier households in this situation in London. This could be accompanied by
measures such as allowing residents to defer payment until the point of sale.’2?
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The UK government should devolve control over
property taxes to London government.

If property taxes are devolved, the Mayor and
London local authorities should update the values
underlying council tax bands and add extra
bands, to account for house price increases over
the last 30 years.

If property taxes are devolved, the Mayor should
review introducing a proportional property

tax to replace council tax and stamp duty, with
mitigation for those pushed into unaffordability
and the possibility of deferral.

Land value capture
Section 106

In Section 1, we described Section 106 as a means of funding social housing by
requiring developers to build (or fund) affordable homes and infrastructure
as a prerequisite to obtaining planning permission. However, it has been
criticised for increasing the time taken by the planning process.'2

After the 2012 National Planning Policy Framework, Section 106 also
became controversial due to what was called by some the ‘viability
loophole’. In these cases, developers used methods which some people
considered unfair or unethical to reduce the amount of affordable housing
they built.’2* This was exacerbated by the differences in resources and
expertise available to developers’ negotiators and their public sector
counterparts.

After this came to public attention, local and national guidance was
changed in 2018 to prohibit using prices paid to negotiate down affordable
housing numbers, and in London, the GLA moved towards a ‘threshold
approach’. Since 2017, applicants for large schemes in the capital have been
able to use a ‘Fast Track’ route by agreeing to provide 35 per cent affordable
housing (or 50 per cent on public and industrial land, where industrial
floorspace is not re-provided), avoiding the viability negotiation process
entirely. In 2022, 66 per cent of residential schemes referred to the Mayor
used the Fast Track route.’2® This has seen the proportion of affordable
housing per scheme referred to the Mayor rise significantly, from 25 per cent
by unit to 37 per cent from 2011 to 2022, and has reduced the time taken to
progress applications by an average of 4 months, by comparison to schemes
requiring viability testing.’2¢ It is also widely understood to have increased
certainty for developers.’

However, serious concerns remain about the difference in resources
between developers and planning authorities when negotiating contributions,
particularly on smaller schemes, where the GLA is not involved. This is
ultimately a question of resources and skills — as we recommend above, local
planning authorities need more funding to get the best for their local areas.
However, in London, where viability negotiations can be most fraught, there
is a role for a shared resource of experts for boroughs to draw on when
engaged in difficult negotiations.
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The UK government should create and fund a
flying squad’ of viability experts, shared between
London boroughs, to advise on complex planning
cases. This could also be potentially funded by

an increase to planning fees to fund a pot shared
between the boroughs.

The Infrastructure Levy

In its 2020 White Paper, Planning for the Future, the Government proposed
the replacement of Section 106 and CIL with an Infrastructure Levy on the
final gross development value of a scheme. It was argued that this would
simplify and standardise the process of obtaining developer contributions to
affordable housing and infrastructure, ending the widely criticised process of
viability negotiation that has dogged the existing system.

Although well-intentioned, the Levy has fundamental design flaws. Site
viability varies significantly, particularly across London, so if councils set
their levy rate at 35 per cent affordable housing, as the Mayor requires in the
London Plan, many sites would immediately become unviable, due to high
costs or insufficient values. The GLA warned that if it tried to achieve 35 per
cent affordable housing, as currently policy does, the IL would have reduced
the number of affordable homes delivered on large schemes by between
4,500 and 10,000. It also could have made between 10,000 and 30,000 homes
unviable, across all tenures.’?® Given that it would only be determined and
paid after developments are finished based on final values, it would also make
it harder for councils to plan for affordable housing, mean infrastructure is
delivered later, and would be subject to just as much gaming and negotiation
as Section 106.

The virtue of the Section 106 system, cumbersome as it is, is that it allows
for an average of 35 per cent affordable housing to be obtained, even when
some sites are unable to provide it, and others able to provide more, and
remain viable. The Infrastructure Levy would not. Though much of the 2020
White Paper has been discarded, the IL has now been tabled as part of the
Levelling Up and Regeneration Bill in a much-reduced form. This includes
the use of a ‘test and learn’ mechanism for several years, by which it will be
piloted. It is widely believed that the IL is not likely to be implemented in full
before the time of the next General Election.

In London, both the Community Infrastructure Levy (CIL) and the Mayoral
CIL (MCIL) have operated for some years and are far less controversial than
Section 106. As a flat-rate, non-negotiable tax on net additional floorspace,
there is little opportunity for ‘gaming’, and rates are low and certain. Their
only disadvantages are that they tax space, rather than value, so more
profitable developments pay relatively less than less profitable ones, and
the need to maintain viability makes councils set their rates low, particularly
affecting boroughs with lower property prices. TfL that calculated that
borough and Mayoral ClLs extract between 4-12 per cent of planning gain
caused by transport investment, leaving a great deal of windfall in remaining
the hands of landowners.'?

Capturing a fair share of land value uplifts

More generally, we do not have a comprehensive means of capturing land
value uplifts caused by public investment. Savills estimated that the Jubilee
Line extension in 1999 created a proportional uplift of over 50 per cent

in surrounding residential property, and led to nearly 250 per cent more
home sales per km2 within Tkm of its stations within five years after it was
completed. They also predicted that the potential Crossrail 2 project would
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generate a value uplift of 221 per cent of the cost of the project for existing
and new properties.’2%

There are strong arguments for the public to be able to recoup some of
this value. Hong Kong was able to fund its extensive public transit system,
the MTR, by selling development rights surrounding train tracks from
1975 onwards — similarly to how London’s Metropolitan Line was funded
by developing land for housing around its rail lines. A report by Savills for
TfL proposed several options for capturing this uplift for the public: zonal
retention of stamp duty uplifts, zonal retention of business rate value growth,
a potential transport premium charge on growth in residential property values,
and several other options.”!

The UK government should devolve powers to
capture land value to the Mayor of London.

The Mayor should trial the use of land value capture
mechanisms on undeveloped land in the city.

© Virginia Marinova



3.6 Mobilising private investment for
housing

This chapter sets out how private capital is brought into housebuilding at
present, and how public policy could bring about more investment into the
kinds of homes that Londoners need in the future.

The role of private investment in housing

There are a number of ways that private capital is invested into homes
today, from an individual paying for a home through a mortgage with a bank,
to investors financing developments to sell or lease properties, to housing
associations funding new affordable homes. Capital can be used for a variety
of purposes, from funding land acquisitions to increase the supply of new
homes, to covering the upfront cost of upgrades to homes, such as those
needed to improve energy efficiency. The Impact Investing Institute find that
“around 70 per cent of capital raised by Private Registered Providers to invest
in social and affordable housing is from private (predominantly debt) financing
sources, up from 30-40 per cent in the 2000s, while there are increasing levels
of equity investment from institutions in the sector”.’*2 There has been a sharp
rise in the number of social homes owned by for-profit registered providers,
from 14,000 homes in 2020-21 to 29,000 in 2022-23.122

Many of the most important factors affecting private investment in
housebuilding are covered elsewhere in this report - including the planning
system, developer contributions, and access to finance for individuals. In this
section we focus on institutional investment in housebuilding.

The role of building owners in maintaining homes

Across the UK, many homes are in need of maintenance and upgrades, for instance for fire safety and to reduce the
risk of damp and mould. There are ongoing debates about who should pay for the costs associated with some of these
changes, including building remediation to ensure safety. We note that these debates are ongoing and that more needs to
be done to ensure that all homes meet minimum safety standards. In this report, we focus on the role of private capital
in building, rather than in maintaining homes. Many homes also need investment to improve their energy efficiency — for a
discussion of how this should be funded for socially rented homes, see Chapter 3.1 Public funding for homes.

46

Over the past century, the proportion of investment into housebuilding that
comes from the private sector and the public sector has varied considerably.
As an indicator of this, in 1950 just 15 per cent of new homes were built by
the private sector, with nearly all homes built by local authorities.’** Public
housebuilding fell over time, and since the 1980s, at least 70 per cent of
homes completed each year have been by the private sector. In 2022, 80
per cent of homes were built by the private sector, 18 per cent by housing
associations and 2 per cent by local authorities. This shift has meant that
private investment in housebuilding today plays a big role in shaping the
number and type of new homes in the UK.

Institutional investors are often a source of ‘patient capital’, or capital that
investors are willing to invest with a long time horizon — often of 30 years or
more. Such investors are more willing than others to forego returns in the
short term on the condition that over the longer run, their investment pays off.
In public policy discussions, patient capital is often seen as a way to address
gaps in financing housebuilding, especially those opened up by restrictions in
access to finance following the Great Recession in 2007 when the delivery of
new homes dropped substantially.’>
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Patient capital is often invested into the professionalised rented sector, or
Build To Rent (BTR) homes. Build to Rent (BTR) homes are purpose-built rental
properties that are owned and managed by a single company or investor.
These properties often offer additional amenities and services compared
to other homes. BTR homes have gained popularity in recent years among
investors as an investment in property, and among policymakers as a way to
increase the supply of high-quality rental housing in urban areas. BTR homes
have come to represent a significant proportion of new homes: 41 per cent of
homes sold in Q2 of 2022 were sold to BTR providers.®

Institutional investment into residential property has been growing across
the UK, representing nearly £10bn in 2021 among respondents to a survey
of institutional investors - or 15 per cent of the amount that institutional
investors spend on all real estate (up from 8 per cent a decade ago).*’
Following historic emphasis on investments in commercial property, this
change is partly due to a public policy environment that has sought to
encourage institutional investors to direct their capital towards funding gaps in
housing supply.=8

It is worth noting that despite its upsides compared to other forms of
investment, patient capital is not a panacea. Patient capital is often viewed
as counter-cyclical, since its investors are willing to wait longer than other
investors to see returns on their investments. However, when an economic
downturn is unexpected, even patient capital investors are likely to require
some government support, as found by a study on the behaviour of patient
capital investors during the Covid pandemic.’®? The study found that investors
responded to the fall in demand by “advancing their lobbying efforts to secure
a more supportive political environment” and “turning to a ‘reserve army’ of
renters backed by the state — so-called Key Workers”.

Challenges with the current system

Many institutional investors and others who might partner with them (e.g.
local authorities and non-profits, like housing associations) are uncertain
about some of the risks involved in such investments. The Impact Investing
Institute argued in 2021 that there is an investment case for social and
affordable housing. They found that social and affordable rents were subject
to government rate-setting regimes which made them resistant to market
cycles, and that these sectors have relatively low vacancy rates and high rent-
collection rates compared to retail, office, and industrial property assets."°
It is also arguable that these partnerships with public and non-profit bodies
allow for value to be captured for the public good on a greater scale than
through normal private development.

However, these opportunities are not taken up as much as they might be.
This is due to a mix of uncertainty about the risks involved and characteristics
of the existing system which provide disincentives for institutional investors
and local authorities to partner with one another.

To improve the situation, policymakers need to address the uncertainty
surrounding the risks of investing in housebuilding projects. This can be
achieved by providing clearer guidelines and regulations that outline the
potential risks and rewards associated with such investments. One way
of increasing certainty about the returns on investments associated with
investing in affordable housing is through setting rents in the social sector for
10 years at a time, with review clauses for excess inflation — see Chapter 3.1
Public funding for homes for more details.

One barrier preventing some institutional investors from investing in place-
based projects such as home building is a lack of clarity about how their
fiduciary duty would interact with such investments. A clear statement from
the Department for Levelling Up, Housing & Communities could improve the
information that authorities have to inform their decisions.
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The Department for Levelling Up, Housing &
Communities should update guidance governing
fiduciary duties for Local Government Pension
Schemes Guidance. The Local government
pension scheme: guidance on preparing and
maintaining an investment strategy statement

— July 2017 should be updated to state explicitly
that in selecting scheme investments, pension
scheme administering authorities must consider
the impact of those investments on society and
the environment, alongside other factors deemed
relevant to providing for the best long-term
interests of members. The Department should
further clarify that place-based investing with the
intention to generate positive, measurable social
value can be consistent with the fiduciary duties
of LGPS funds.

In addition, local authorities across the UK, including those in London, have
limited resources across many of their functions. Their constrained funding, as
well as the (related) undersupply of skilled professionals in a range of fields,
including in planning, can make it difficult for some local authorities to secure
strategic buy-in on working with private sector finance. As we recommend in
Chapter 3.4: Local decision making, the UK Government should adequately
resource local authority planning departments.

i

e

© Virginia Marinova
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3.7 Regulation

Some people who rent from private landlords live in unsafe housing and could
be evicted with just two months’ notice without a reason. Meanwhile, the
number of homes available to rent or buy is being negatively affected by the
rise of short-term lets such as Airbnb. Effective regulation, properly enforced,
can address these and other issues.

Renters’ rights

Over a million households in London are privately renting - nearly 30 per cent,
a proportion that has almost doubled in the past 20 years.

Many households who are renting privately in London are currently living
in unsafe, poor-quality housing, yet are unable to afford alternatives and
cannot access social housing. Private renters in London also have to deal with
insecure conditions not faced by homeowners or social renters, as current
legislation allows landlords to evict private tenants without fault. With the
fear of eviction preventing many renters from addressing issues with their
landlords, greater regulation of the sector is required to ensure that renters
have decent, safe and secure homes to live in.

In June 2022, the UK government published a White Paper entitled A Fairer
Private Rented Sector, which set out details of its plans for a Renters (Reform)
Bill. Some of the main proposals for the bill include the abolition of Section
21 “no fault” evictions; the creation of a national register of landlords; the
introduction of a private rented sector ombudsman to help enforce renters’
rights; and more power for local authorities to enforce and protect renters’
rights. In October 2023, the Bill received its Second Reading. However, the
Secretary of State has stated that Section 21 will not be abolished until the
government has reformed court processes necessary for evictions under
the new grounds. Opposition spokespeople have claimed that this will delay
its abolition indefinitely, given the non-specific timeframe of Michael Gove's
promise that it will not be abolished ‘until we judge sufficient progress has
been made to improve the courts’.*! To improve the security available to
private renting households in London, a third of which include children,2
Section 21 should be abolished as soon as possible — ideally, as soon as the
Renters (Reform) Bill passes.

The Renters Reform Bill would be an important step forwards for improving
the rights of renters in England, and we support its passing. However,
enforcing renters’ rights often falls in practice to local authorities who, as
we have discussed elsewhere in this report, are often under-resourced and
are in some ways restricted in their powers by central government. Selective
property licensing, whereby local authorities can require landlords to own a
licence in order to rent out their property, with conditions that they need to
follow in order to obtain it, can enable local authorities to improve standards
in the private rented sector. However, central government currently places
restrictions on when local authorities can introduce large schemes. Further,
housing providers and others in the sector need certainty about incoming
regulation to allow them to plan effectively for the future.
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UK Government should reinstate local authorities’
ability to introduce selective licensing schemes
independently, by revoking the provision of the
2015 General Approval that required confirmation
from the Secretary of State for schemes

covering 20 per cent or more of the borough. To
complement this, the government should legislate
an advisory role for combined authorities and the
GLA to promote the good design, harmonisation,
and rationalisation of schemes, and to protect
local authorities from vexatious judicial reviews.

UK Government should invest in the local
authority housing enforcement workforce to
address the shortage of qualified personnel.

This should include increasing funding for
apprenticeships and graduate traineeships, as
well as exploring the potential for a Housing Skills
Centre to train future enforcement staff.

For more information about this complex topic, see Centre for London’s
report Licence to Let, which explores the potential for selective property
licensing to improve conditions in London’s private rented sector.*®

Short term lets

In London, demand for homes is very high compared to the rest of the country,
but there isn’t enough supply and so prices are high. Where homes that were
previously lived in by residents are converted to short-term lets, or places

for visitors to stay for short periods, this reduces the supply of homes for
Londoners.

Some landlords make a lot of money from short term lets. The incentive
for property owners to offer short-term lets rather than long-term lets may
be exacerbated by differences in taxation — the effects of the reversal of
mortgage interest offsets for buy-to-let landlords have been widely noted in
recent years.

In London, there are restrictions on short term lets: any property which is
let short-term for more than 90 days per year must seek planning permission
to do so. However, even with this restriction in place, short term lets appear
to have grown substantially in recent years (fourfold between 2015 and 2019),
and there are concerns that some landlords do not comply with the 90-day
rule. In 2019, the number of short term lets in London stood at over 80,000
homes, and the entire home short term lets sector represented 1.2 per cent
of all the capital’s dwelling stock.’* Unless landlords are letting their property
short-term for more than 90 days per year, at present they do not need to
register themselves nor seek planning permission, meaning that planning
authorities lack reliable data about the short-term rental market and have
limited powers to control it. Legislation currently before Parliament includes a
power for the Secretary of State to establish a registration scheme for short-
term rental properties in England, the details of which would be set out in
regulations.*s
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UK Government should introduce a register

for properties that are short-term let with
penalties for not registering or for providing false
information so that planning authorities can
monitor the sector. The Government should also
grant planning authorities the power to restrict
short term lets in their area.

Conclusion

London’s housing crisis means that people are being forced into poverty
and out of London. Through this research, we have explored ways to create
a sustainable system that delivers housing which feels like home to all
Londoners.

While there’s no silver bullet, and no easy way out, our findings suggest that
there is a path forward, but it will require action at every level of government.
Solving London’s housing crisis will involve committing substantial public
funding to building and maintaining homes in London.

Government will need to increase the affordable homes programme
substantially, to between £15.1 billion a year, and introduce a Net Zero
Fund to support social housing providers to improve the energy efficiency of
their homes. Reinstating local authorities’ ability to autonomously introduce
selective licensing schemes, and robustly investing in the housing enforcement
workforce, could markedly improve housing quality for private renters.
Enabling the Mayor of London to use land value capture mechanisms on
undeveloped land, and potentially, revising property tax systems, could direct
more resources into affordable, equitable, and sustainable housing.

We believe that together, the changes recommended in this report would
make a significant contribution to creating a sustainable system that delivers
housing which feels like home to all Londoners.
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Full list of policy recommendations

This report sets out recommendations for public policy at the national,
regional, and local level to solve London’s housing crisis, with a focus on what
can be achieved in the term of government following the 2024 general and
London Mayoral elections.

Throughout the report we describe the rationale behind each
recommended change to public policy. A description of 10 priority
recommendations is given in the summary at the top of this report. Below, we
list every recommendation made in the report.

Homes for a growing London

National Government

= Adequately resource local authority planning departments, both through
expanding grants and tying planning fees to inflation, so they can clear the
backlog of planning cases and facilitate sustainable growth.

The Mayor of London

= Set up an expert commission to decide on 10 sites in London’s Green Belt
near rail stations for new development corporations. This should include
representatives of any future strategic planning bodies for the Wider
South East.

= Re-introduce minimum densities to the London Plan for strategic locations.

Other public bodies

= Homes England and the Mayor should create Development Corporations
(DCs) on chosen sites, with HM Treasury providing long-term funding
settlements of 10 years. As a condition of financing, DCs would have to
show that they have remediated and invested into an equal area of Green
Belt land to create high quality, accessible green space in walking distance
of extensions.

= Homes England and the GLA should conduct exploratory work on
suggested sites to establish viability.

= The Greater London Authority (GLA) and Wider South East local authorities
should conduct a review to propose a new body for strategic planning
across the region.

A fairer London

National government

= Increase the Affordable Homes Programme to £15.1 billion, to fund the
building of 90,000 social homes a year in England. More than 30,000 of
those should be built in London.

= National government should commit to annually indexing the Local Housing
Allowance rates for Housing Benefit to rent levels.
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Raise or remove the benefit cap.

Devolve control over property taxes and powers to capture land value to
the Mayor of London.

Reinstate local authorities’ ability to introduce selective licensing schemes
independently, by revoking the provision of the 2015 General Approval that
required confirmation from the Secretary of State for schemes covering

20 per cent or more of the borough. To complement this, the government
should legislate an advisory role for combined authorities and the GLA to
promote the good design, harmonisation, and rationalisation of schemes,
and to protect local authorities from vexatious judicial reviews.

Amend the 1961 Land Compensation Act to allow public bodies to buy land
at closer to existing use value.

Increase the Lifetime ISA limit on a first time home in London to reflect
house prices.

Update guidance governing fiduciary duties for Local Government Pension
Schemes Guidance. The Local government pension scheme: guidance on
preparing and maintaining an investment strategy statement — July 2017
should be updated to state explicitly that in selecting scheme investments,
pension scheme administering authorities must consider the impact of
those investments on society and the environment, alongside other factors
deemed relevant to providing for the best long-term interests of members.
The Department should further clarify that place-based investing with the
intention to generate positive, measurable social value can be consistent
with the fiduciary duties of LGPS funds.

Introduce a register for properties that are short-term let with penalties
for not registering or for providing false information so that planning
authorities can monitor the sector. The Government should also grant
planning authorities the power to restrict short term lets in their area.

Create and fund a ‘flying squad’ of viability experts, shared between
London boroughs, to advise on complex planning cases. This could also
be potentially funded by an increase to planning fees to fund a pot shared
between the boroughs.

Invest in the local authority housing enforcement workforce to address
the shortage of qualified personnel. This should include increasing funding
for apprenticeships and graduate traineeships, as well as exploring the
potential for a Housing Skills Centre to train future enforcement staff.

The Mayor of London

If property taxes are devolved, work with local authorities to update the
values underlying council tax bands and add extra bands, to account for
house price increases over the last 30 years.

If property taxes are devolved, review introducing a proportional property
tax to replace council tax and stamp duty, with mitigation for those pushed
into unaffordability and the possibility of deferral.

Trial the use of land value capture mechanisms on undeveloped land in the city.

A long-term vision for housing
National Government

Create a £4.45 billion Net Zero Fund to fund retrofits and renovations of
social housing, £766 million of which should be spent in London. If private
investment can be crowded in, this figure could be significantly reduced.

End the Right to Buy scheme.
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Extend the term of each Affordable Homes Programme to 10 years.

Explore creating an Affordable Housing Commission (AHC), that sets levels
of grant for affordable housing based on expert projections. This could be
modelled on the NHS pay review body, which recommends the level of NHS
worker pay to government, in order to maintain staff recruitment, regional
variation, and other factors. As in the case of the NHS, this could introduce
a degree of evidence into the decision-making process around affordable
housing grant.

After the 2025 rent standard ends, consult on creating 10-year social rent
settlements, with review clauses for excess inflation.

Reintroduce rent convergence if Local Housing Allowance rates are relinked
to the 30th percentile of local market rents.



Endnotes

55

10.

11.

12.

13.

Department for Work and Pensions (2023). Households below average
income: for financial years ending 1995 to 2022. Retrieved from:
https://www.gov.uk/government/statistics/households-below-average-
incomefor-financial-years-ending-1995-t0-2022

Ministry of Housing, Communities & Local Government (2023).
Households on Local Authority Waiting List, Borough. Retrieved from:
https://data.london.gov.uk/dataset/households-local-authority-waiting-

list-borough

Zillow (2023) Rents Are Just Barely Climbing (September 2023 Rent
Report). Retrieved from: https://www.zillow.com/research/september-
2023-rent-report-33159/

Krivkovich, A et al. (2023). The ongoing crisis of homelessness in the Bay
Area: What’s working, what’s not. McKinsey. Retrieved from: https://www.
mckinsey.com/industries/public-sector/our-insights/the-ongoing-crisis-of-
homelessness-in-the-bay-area-whats-working-whats-not

Robbennolt, S, Fukumori, R. (2023) Housing Affordability — Exacerbated by
the Pandemic — Remains a Pressing Issue in the Bay Area. Bay Area Equity
Atlas. Retrieved from: https://bayareaequityatlas.org/recovery-tracker/

housing-justice

Bramley, G. (2018) Housing supply requirements across Great Britain: for
low-income households and homeless people. Crisis and NHF. Retrieved
from: https://www.crisis.org.uk/media/239700/crisis_housing_supply_
requirements_across_great_britain_2018.pdf

Cheshire, P. Buyuklieva, B. (2019) Homes on the right tracks: Greening the
Green Belt to solve the housing crisis. Centre for Cities. Retrieved from:
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-
the-Right-Tracks-Greening-the-Green-Belt.pdf

House of Commons Library (2023) Housing supply: historical statistics
for the UK. Retrieved from: https://researchbriefings.files.parliament.uk/
documents/CBP-7671/CBP07671—Housing-supply—Historical-statistics-
for-the-UK.xlsx

BBC News (2023) New housing minister Rachel Maclean will be 15th since
2010. Retrieved from: https://www.bbc.co.uk/news/uk-politics-64555909

Hilber, Christian A. L. and Schdni, Olivier (2022) Housing policy and
affordable housing. In: Oxford Research Encyclopedia of Economics and
Finance. OUP.

Ibid.

Office for National Statistics (2023). House price to workplace-
based earnings ratio. Retrieved from: https://www.ons.gov.
uk/peoplepopulationandcommunity/housing/datasets/
ratioofhousepricetoresidencebasedearningslowerquartileandmedian

Greater London Authority (2021) The London Plan 2021. Retrieved from:


https://www.gov.uk/government/statistics/households-below-average-incomefor-financial-years-ending-1995-to-2022
https://www.gov.uk/government/statistics/households-below-average-incomefor-financial-years-ending-1995-to-2022
https://data.london.gov.uk/dataset/households-local-authority-waiting-list-borough
https://data.london.gov.uk/dataset/households-local-authority-waiting-list-borough
https://www.zillow.com/research/september-2023-rent-report-33159/
https://www.zillow.com/research/september-2023-rent-report-33159/
https://www.mckinsey.com/industries/public-sector/our-insights/the-ongoing-crisis-of-homelessness-in-the-bay-area-whats-working-whats-not
https://www.mckinsey.com/industries/public-sector/our-insights/the-ongoing-crisis-of-homelessness-in-the-bay-area-whats-working-whats-not
https://www.mckinsey.com/industries/public-sector/our-insights/the-ongoing-crisis-of-homelessness-in-the-bay-area-whats-working-whats-not
https://bayareaequityatlas.org/recovery-tracker/housing-justice
https://bayareaequityatlas.org/recovery-tracker/housing-justice
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-the-Right-Tracks-Greening-the-Green-Belt.pdf
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-the-Right-Tracks-Greening-the-Green-Belt.pdf
https://researchbriefings.files.parliament.uk/documents/CBP-7671/CBP07671---Housing-supply---Historical-statistics-for-the-UK.xlsx
https://researchbriefings.files.parliament.uk/documents/CBP-7671/CBP07671---Housing-supply---Historical-statistics-for-the-UK.xlsx
https://researchbriefings.files.parliament.uk/documents/CBP-7671/CBP07671---Housing-supply---Historical-statistics-for-the-UK.xlsx
https://www.bbc.co.uk/news/uk-politics-64555909
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoresidencebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoresidencebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoresidencebasedearningslowerquartileandmedian

56

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

https://www.london.gov.uk/programmes-strategies/planning/london-
plan/the-london-plan-2021-online/chapter-3-design#policy-dé-housing-
quality-and-standards-169533-title

Gousy, H. (2014) Safe and Decent Homes: Solutions for a better private
rented sector. Kantar Public and Shelter. Retrieved from: https://england.
shelter.org.uk/professional_resources/policy_and_research/policy
library/report_safe_and_decent _homes

Home Builders Federation (2023) Housing Horizons: Examining UK Housing
Stock in an International Context. Retrieved from: https://www.hbf.co.uk/
documents/12890/International_Audit_Digital_v1.pdf

NHF (2021) People in housing need: The scale and shape of housing need
in England. Retrieved from: https://www.housing.org.uk/globalassets/
files/people-in-housing-need/people-in-housing-need-2021.pdf

Bramley, G. (2018) How much housing do we need? |I-SPHERE, Heriot Watt
University. Retrieved from: https://i-sphere.site.hw.ac.uk/2018/05/21/
how-much-housing-do-we-need/

Bramley, G. (2018) Housing supply requirements across Great Britain: for
low-income households and homeless people. Crisis and NHF. Retrieved
from: https://www.crisis.org.uk/media/239700/crisis_housing_supply_
requirements_across_great_britain_2018.pdf

Ibid.

Department for Levelling Up, Housing and Communities and Ministry of
Housing, Communities & Local Government (2023). Live tables on housing
supply: net additional dwellings. Retrieved from: https://www.gov.uk/
government/statistical-data-sets/live-tables-on-net-supply-of-housing

Gleeson, J. (2023) The affordability impacts of new housing supply: A
summary of recent research. Greater London Authority. Retrieved from:
https://www.london.gov.uk/media/102314/download

Transport for London (2022) TfL Statement — Update on Government
funding settlement. Retrieved from: https://tfl.gov.uk/info-for/media/
press-releases/2022/august/tfl-statement—update-on-government-
funding-settlement

Harding, C et al. (2022) Temporary Accommodation: London’s hidden
homelessness crisis. Centre for London. Retrieved from: https://
centreforlondon.org/publication/temporary-accommodation/

Greater London Authority (n.d) London Population Projections Explorer.
Retrieved from: https://apps.london.gov.uk/population-projections/

Harding, C et al. (2022) Temporary Accommodation: London’s hidden
homelessness crisis. Centre for London. Retrieved from: https://
centreforlondon.org/wp-content/uploads/2022/09/Centre-for-London-
Temporary-Accommodation.pdf

Mayhew, L. (2022) The Mayhew Review — Future-proofing retirement
living. ILC-UK. Retrieved from: https://www.arcouk.org/sites/default/
files/The%20Mayhew%20Review%20-%20Future%20proofing%20
retirement%20living.pdf

GLA (n.d.) Homes for Londoners: Affordable Homes Programme
2021-2026. Retrieved from: https://www.london.gov.uk/programmes-



https://www.london.gov.uk/programmes-strategies/planning/london-plan/the-london-plan-2021-online/chapter-3-design#policy-d6-housing-quality-and-standards-169533-title
https://www.london.gov.uk/programmes-strategies/planning/london-plan/the-london-plan-2021-online/chapter-3-design#policy-d6-housing-quality-and-standards-169533-title
https://www.london.gov.uk/programmes-strategies/planning/london-plan/the-london-plan-2021-online/chapter-3-design#policy-d6-housing-quality-and-standards-169533-title
https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/report_safe_and_decent_homes
https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/report_safe_and_decent_homes
https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/report_safe_and_decent_homes
https://www.hbf.co.uk/documents/12890/International_Audit_Digital_v1.pdf
https://www.hbf.co.uk/documents/12890/International_Audit_Digital_v1.pdf
https://www.housing.org.uk/globalassets/files/people-in-housing-need/people-in-housing-need-2021.pdf
https://www.housing.org.uk/globalassets/files/people-in-housing-need/people-in-housing-need-2021.pdf
https://i-sphere.site.hw.ac.uk/2018/05/21/how-much-housing-do-we-need/
https://i-sphere.site.hw.ac.uk/2018/05/21/how-much-housing-do-we-need/
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://www.gov.uk/government/statistical-data-sets/live-tables-on-net-supply-of-housing
https://www.gov.uk/government/statistical-data-sets/live-tables-on-net-supply-of-housing
https://www.london.gov.uk/media/102314/download
https://tfl.gov.uk/info-for/media/press-releases/2022/august/tfl-statement---update-on-government-funding-settlement
https://tfl.gov.uk/info-for/media/press-releases/2022/august/tfl-statement---update-on-government-funding-settlement
https://tfl.gov.uk/info-for/media/press-releases/2022/august/tfl-statement---update-on-government-funding-settlement
https://centreforlondon.org/publication/temporary-accommodation/
https://centreforlondon.org/publication/temporary-accommodation/
https://apps.london.gov.uk/population-projections/
https://centreforlondon.org/wp-content/uploads/2022/09/Centre-for-London-Temporary-Accommodation.pdf
https://centreforlondon.org/wp-content/uploads/2022/09/Centre-for-London-Temporary-Accommodation.pdf
https://centreforlondon.org/wp-content/uploads/2022/09/Centre-for-London-Temporary-Accommodation.pdf
https://www.arcouk.org/sites/default/files/The%20Mayhew%20Review%20-%20Future%20proofing%20retirement%20living.pdf
https://www.arcouk.org/sites/default/files/The%20Mayhew%20Review%20-%20Future%20proofing%20retirement%20living.pdf
https://www.arcouk.org/sites/default/files/The%20Mayhew%20Review%20-%20Future%20proofing%20retirement%20living.pdf
https://www.london.gov.uk/programmes-strategies/housing-and-land/homes-londoners-affordable-homes-programmes/homes-londoners-affordable-homes-programme-2021-2026

57

28.

29.

30.

31.

32.

33.

34.

35.

36.

37.

38.

39.

40.

41.

42.

strategies/housing-and-land/homes-londoners-affordable-homes-
programmes/homes-londoners-affordable-homes-programme-2021-2026

Regulator of Social Housing (2023) Quarterly survey for Q1: April to
June 2023. Retrieved from: https://assets.publishing.service.gov.uk/
government/uploads/system/uploads/attachment_data/file/1182519/
Quarterly_Survey Q1_2023-24.pdf

Department for Levelling Up, Housing and Communities and Ministry

of Housing, Communities & Local Government (2023). Live tables

on affordable housing supply. Retrieved from: https://www.gov.uk/
government/statistical-data-sets/live-tables-on-affordable-housing-supply

Department for Levelling Up, Housing and Communities and Ministry of
Housing, Communities & Local Government (2023). Live tables on housing
supply: net additional dwellings. Retrieved from: https://www.gov.uk/
government/statistical-data-sets/live-tables-on-net-supply-of-housing

British Property Federation and Legal & General (2022) Delivering a Step
Change in Affordable Housing Supply. Retrieved from: https://bpf.org.uk/
media/4900/delivering-a-step-change-in-affordable-housing-supply.pdf

Ibid.

Octopus Real Estate (2023) Closing the gap: Unlocking investment to
address the UK'’s affordable housing challenge. Retrieved from: https://
octopus-realestate.com/wp-content/uploads/sites/13/2023/08/Octopus-
Real-Estate-Closing-the-Gap-report-August-2023.pdf

James, R. (2022) Member briefing: Social Housing Rent Ceiling. London
Councils. Retrieved from: https://www.londoncouncils.gov.uk/members-
area/member-briefings/housing-and-planning/social-housing-rent-ceiling

G15 (n.d.) Fairer rents with the reintroduction of rent convergence and
long-term certainty. Retrieved from: https://g15.london/what-we-do/our-
commitment-all-homes-must-be-safe-warm-and-dry/fairer-rents-with-the-
reintroduction-of-rent-convergence-and-long-term-certainty

Ibid.

This is due to the 1961 Land Compensation Act (and updates made in
2011).

Thompson, M. (2022) It's the ‘hope’ that kills social housing. Shelter.
Retrieved from: https://blog.shelter.org.uk/2022/06/its-the-hope-that-is-
kills-social-housing/

Eckford, S. (2023 ) Government amends Bill to allow councils to buy land

for affordable housing at existing use value. Planning Resource. Retrieved
from: https://www.planningresource.co.uk/article/1817953/government-
amends-bill-allow-councils-buy-land-affordable-housing-existing-use-value

Centre for London analysis of Department for Levelling Up, Housing

and Communities (2023) Live tables on social housing sales. Retrieved
from: https://www.gov.uk/government/statistical-data-sets/live-tables-
on-social-housing-sales, and Department for Levelling Up, Housing and
Communities (2023) Affordable housing supply open data. Retrieved from:
https://www.gov.uk/government/statistical-data-sets/live-tables-on-
affordable-housing-supply#open-data

Ibid.

Barker, N. (2017) Exclusive: 7% rise in former Right to Buy homes


https://www.london.gov.uk/programmes-strategies/housing-and-land/homes-londoners-affordable-homes-programmes/homes-londoners-affordable-homes-programme-2021-2026
https://www.london.gov.uk/programmes-strategies/housing-and-land/homes-londoners-affordable-homes-programmes/homes-londoners-affordable-homes-programme-2021-2026
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1182519/Quarterly_Survey_Q1_2023-24.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1182519/Quarterly_Survey_Q1_2023-24.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1182519/Quarterly_Survey_Q1_2023-24.pdf
https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
https://www.gov.uk/government/statistical-data-sets/live-tables-on-net-supply-of-housing
https://www.gov.uk/government/statistical-data-sets/live-tables-on-net-supply-of-housing
https://bpf.org.uk/media/4900/delivering-a-step-change-in-affordable-housing-supply.pdf
https://bpf.org.uk/media/4900/delivering-a-step-change-in-affordable-housing-supply.pdf
https://octopus-realestate.com/wp-content/uploads/sites/13/2023/08/Octopus-Real-Estate-Closing-the-Gap-report-August-2023.pdf
https://octopus-realestate.com/wp-content/uploads/sites/13/2023/08/Octopus-Real-Estate-Closing-the-Gap-report-August-2023.pdf
https://octopus-realestate.com/wp-content/uploads/sites/13/2023/08/Octopus-Real-Estate-Closing-the-Gap-report-August-2023.pdf
https://www.londoncouncils.gov.uk/members-area/member-briefings/housing-and-planning/social-housing-rent-ceiling
https://www.londoncouncils.gov.uk/members-area/member-briefings/housing-and-planning/social-housing-rent-ceiling
https://g15.london/what-we-do/our-commitment-all-homes-must-be-safe-warm-and-dry/fairer-rents-with-the-reintroduction-of-rent-convergence-and-long-term-certainty
https://g15.london/what-we-do/our-commitment-all-homes-must-be-safe-warm-and-dry/fairer-rents-with-the-reintroduction-of-rent-convergence-and-long-term-certainty
https://g15.london/what-we-do/our-commitment-all-homes-must-be-safe-warm-and-dry/fairer-rents-with-the-reintroduction-of-rent-convergence-and-long-term-certainty
https://blog.shelter.org.uk/2022/06/its-the-hope-that-is-kills-social-housing/
https://blog.shelter.org.uk/2022/06/its-the-hope-that-is-kills-social-housing/
https://www.planningresource.co.uk/article/1817953/government-amends-bill-allow-councils-buy-land-affordable-housing-existing-use-value
https://www.planningresource.co.uk/article/1817953/government-amends-bill-allow-councils-buy-land-affordable-housing-existing-use-value
https://www.gov.uk/government/statistical-data-sets/live-tables-on-social-housing-sales
https://www.gov.uk/government/statistical-data-sets/live-tables-on-social-housing-sales
https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply#open-data
https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply#open-data

58

43.

44,

45,

46.

47.

48.

49.

50.

51.

52.

53.

54.

55.

56.

now rented privately. Inside Housing. Retrieved from: https://www.
insidehousing.co.uk/news/news/exclusive-7-rise-in-former-right-to-buy-
homes-now-rented-privately-53507

Diner, A. (2023) Beyond new build: Repurposing private rented housing
to deliver a new generation of social homes for England. New Economics
Foundation. Retrieved from: https://neweconomics.org/uploads/files/
NEF_Beyond-new-build.pdf

Greater London Authority (2023) Housing in London 2023. Retrieved from:
https://data.london.gov.uk/dataset/housing-london

Ibid.

Regulator of Social Housing (2023) Damp and mould in social housing —
learning the lessons. Retrieved from: https://www.gov.uk/government/
publications/damp-and-mould-in-social-housing-learning-the-lessons

Greater London Authority (2022) Mayor calls for emergency Government
investment as 343,000 London families living in social housing below
minimum standards. Retrieved from: https://www.london.gov.uk/
Mayor%20calls%20for%20emergency%20Government%20investment%20
as%20343%2C000%20London%20families%20Lliving%20in%20social%20
housing%20below%20minimum%20standards

Regulator of Social Housing (2023) Quarterly Survey for Q4: January
to March 2023. https://assets.publishing.service.gov.uk/government/
uploads/system/uploads/attachment_data/file/1159674/Quarterly
Survey Q4 2022-23.pdf

Wilson, W, Barton, C. (2022) The role of homes and buildings in levelling
up health and wellbeing. House of Commons Library. Retrieved from:
https://commonslibrary.parliament.uk/research-briefings/cdp-2022-0170/

Department for Energy Security and Net Zero (2023) Provision UK
greenhouse gas emissions national statistics 2022. Retrieved from:
https://www.gov.uk/government/statistics/provisional-uk-greenhouse-
gas-emissions-national-statistics-2022

House of Commons, Business, Energy and Industrial Strategy Committee
(2022) Decarbonising heat in homes. Retrieved from: https://committees.
parliament.uk/publications/8742/documents/88647/default

Nanda, S, Asthana Gibson, J. (2023) Strong foundations: The value of
regenerating social housing — and how we can pay for it. Social Market
Foundation. Retrieved from: https://www.smf.co.uk/publications/social-
housing-regeneration/

Centre for London analysis of Ibid. and Department for Levelling Up,
Housing and Communities (2022) English Housing Survey, 2020 to 2021:
private rented sector, Annex Tables 4.2 and 4.6. Retrieved from: https://
www.gov.uk/government/statistics/english-housing-survey-2020-to-2021-
private-rented-sector

Pragmatix Advisory (2021) Building post-pandemic prosperity: The
economic and fiscal case for constructing 100,000 new council homes
each year. Retrieved from: https://www.local.gov.uk/sites/default/files/
documents/2021-09-14%20Arch%2C%20LGA%2C%20NFA%20final%20

report_pdf.pdf

Fraser, M et al. (2023) A Place to Call Home. UCL. Retrieved from: https://
www.arc-nt.nihr.ac.uk/media/2yxfzell/ucl-report-a-place-to-call-home.pdf

Letwin, O. (2018) Independent Review of Build Out: Final Report.


https://www.insidehousing.co.uk/news/news/exclusive-7-rise-in-former-right-to-buy-homes-now-rented-privately-53507
https://www.insidehousing.co.uk/news/news/exclusive-7-rise-in-former-right-to-buy-homes-now-rented-privately-53507
https://www.insidehousing.co.uk/news/news/exclusive-7-rise-in-former-right-to-buy-homes-now-rented-privately-53507
https://neweconomics.org/uploads/files/NEF_Beyond-new-build.pdf
https://neweconomics.org/uploads/files/NEF_Beyond-new-build.pdf
https://data.london.gov.uk/dataset/housing-london
https://www.gov.uk/government/publications/damp-and-mould-in-social-housing-learning-the-lessons
https://www.gov.uk/government/publications/damp-and-mould-in-social-housing-learning-the-lessons
https://www.london.gov.uk/Mayor%20calls%20for%20emergency%20Government%20investment%20as%20343%2C000%20London%20families%20living%20in%20social%20housing%20below%20minimum%20standards
https://www.london.gov.uk/Mayor%20calls%20for%20emergency%20Government%20investment%20as%20343%2C000%20London%20families%20living%20in%20social%20housing%20below%20minimum%20standards
https://www.london.gov.uk/Mayor%20calls%20for%20emergency%20Government%20investment%20as%20343%2C000%20London%20families%20living%20in%20social%20housing%20below%20minimum%20standards
https://www.london.gov.uk/Mayor%20calls%20for%20emergency%20Government%20investment%20as%20343%2C000%20London%20families%20living%20in%20social%20housing%20below%20minimum%20standards
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1159674/Quarterly_Survey_Q4_2022-23.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1159674/Quarterly_Survey_Q4_2022-23.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1159674/Quarterly_Survey_Q4_2022-23.pdf
https://commonslibrary.parliament.uk/research-briefings/cdp-2022-0170/
https://www.gov.uk/government/statistics/provisional-uk-greenhouse-gas-emissions-national-statistics-2022
https://www.gov.uk/government/statistics/provisional-uk-greenhouse-gas-emissions-national-statistics-2022
https://committees.parliament.uk/publications/8742/documents/88647/default
https://committees.parliament.uk/publications/8742/documents/88647/default
https://www.smf.co.uk/publications/social-housing-regeneration/
https://www.smf.co.uk/publications/social-housing-regeneration/
https://www.gov.uk/government/statistics/english-housing-survey-2020-to-2021-private-rented-sector
https://www.gov.uk/government/statistics/english-housing-survey-2020-to-2021-private-rented-sector
https://www.gov.uk/government/statistics/english-housing-survey-2020-to-2021-private-rented-sector
https://www.local.gov.uk/sites/default/files/documents/2021-09-14%20Arch%2C%20LGA%2C%20NFA%20final%20report_pdf.pdf
https://www.local.gov.uk/sites/default/files/documents/2021-09-14%20Arch%2C%20LGA%2C%20NFA%20final%20report_pdf.pdf
https://www.local.gov.uk/sites/default/files/documents/2021-09-14%20Arch%2C%20LGA%2C%20NFA%20final%20report_pdf.pdf
https://www.arc-nt.nihr.ac.uk/media/2yxfzell/ucl-report-a-place-to-call-home.pdf
https://www.arc-nt.nihr.ac.uk/media/2yxfzell/ucl-report-a-place-to-call-home.pdf

59

57.

58.

59.

60.

61.

62.

63.

64.

65.

66.

Retrieved from: https://assets.publishing.service.gov.uk/
media/5bdb6eb3940f0b6051e77bbabd/Letwin_review_web_version.pdf

Curry, R. (2019) Is the housing association sector still protected from

the ups and downs of the property market. Inside Housing. Retrieved
from: https://www.insidehousing.co.uk/insight/is-the-housing-association-
sector-still-protected-from-the-ups-and-downs-of-the-property-
market-60267

Savills (2022) London’s Affordable Housing Funding Requirement.
Retrieved from: https://www.london.gov.uk/sites/default/files/2022-11/
GLA%20final%20report%20-%2024nov22%20-%20CLEAN%20-%20n0%20
numbers.pdf. N.B. Of these 26,000 homes, 70 per cent would be for social
rent, 20 per cent for shared ownership, and 10 per cent for London Living
Rent.

Elliott, J, and Earwaker, R. (2021) Renters on low incomes face a policy
black hole: homes for social rent are the answer. Joseph Rowntree
Foundation. Retrieved from: https://www.jrf.org.uk/file/58800/
download?token=52fzupQE&filetype=briefing

Centre for London analysis of Ibid. and Office for National Statistics (2023)
CPI'INDEX 00: ALL ITEMS 2015=100. Retrieved from: https://www.ons.
gov.uk/economy/inflationandpriceindices/timeseries/d7bt/mm23

Milcheva, S. (2020) Double or Quits: The influence of longer-term grant
funding on affordable housing supply. Retrieved from: https://www.
ucl.ac.uk/bartlett/construction/sites/bartlett/files/double-or-quits-
september-2020.pdf

Odamtten, F, and Smith, J. (2023) Cutting the cuts: How the public

sector can play its part in ending the UK’s low-investment rut. Retrieved
from: https://economy2030.resolutionfoundation.org/wp-content/
uploads/2023/03/Cutting_the_cuts.pdf calls for a new Public Investment
Act at the start of each Parliament to set out headline investment levels
for at least a year at a time, advised by the National Infrastructure
Commission. Bhattacharya, A. (2022) Full Fiscal Autonomy: The
democratic case for independent fiscal policy. Social Market Foundation.
Retrieved from: https://www.smf.co.uk/publications/full-fiscal-autonomy/,
with similar questions in mind, argued for an independent Fiscal Policy
Committee, modelled on the Bank of England’s Monetary Policy
Committee, that would set out an overall government budget to maintain
fiscal stability and consistency.

Harding, C et al. (2023) Homes fit for Londoners: London’s homes
today. Centre for London. Retrieved from: https://centreforlondon.org/
publication/londons-homes-today/

Ashton, S. (2023) Supply of Private Rented Sector Accommodation in
London. LSE and Savills. Retrieved from: https://www.londoncouncils.
gov.uk/members-area/member-briefings/housing-and-planning/private-
rented-sector-supply-london

Charlesworth, Z. (2020) Evidencing the link between the Local Housing
Allowance freeze and homelessness. Policy in Practice. Retrieved from:
https://policyinpractice.co.uk/new-analysis-evidencing-the-link-between-
the-local-housing-allowance-freeze-and-homelessness/

Trust for London (2023) Households affected by the benefit cap. Retrieved
from: https://trustforlondon.org.uk/data/overall-benefit-cap/



https://assets.publishing.service.gov.uk/media/5bd6eb3940f0b6051e77b6a6/Letwin_review_web_version.pdf
https://assets.publishing.service.gov.uk/media/5bd6eb3940f0b6051e77b6a6/Letwin_review_web_version.pdf
https://www.insidehousing.co.uk/insight/is-the-housing-association-sector-still-protected-from-the-ups-and-downs-of-the-property-market-60267
https://www.insidehousing.co.uk/insight/is-the-housing-association-sector-still-protected-from-the-ups-and-downs-of-the-property-market-60267
https://www.insidehousing.co.uk/insight/is-the-housing-association-sector-still-protected-from-the-ups-and-downs-of-the-property-market-60267
https://www.london.gov.uk/sites/default/files/2022-11/GLA%20final%20report%20-%2024nov22%20-%20CLEAN%20-%20no%20numbers.pdf
https://www.london.gov.uk/sites/default/files/2022-11/GLA%20final%20report%20-%2024nov22%20-%20CLEAN%20-%20no%20numbers.pdf
https://www.london.gov.uk/sites/default/files/2022-11/GLA%20final%20report%20-%2024nov22%20-%20CLEAN%20-%20no%20numbers.pdf
https://www.jrf.org.uk/file/58800/download?token=52fzupQE&filetype=briefing
https://www.jrf.org.uk/file/58800/download?token=52fzupQE&filetype=briefing
https://www.ons.gov.uk/economy/inflationandpriceindices/timeseries/d7bt/mm23
https://www.ons.gov.uk/economy/inflationandpriceindices/timeseries/d7bt/mm23
https://www.ucl.ac.uk/bartlett/construction/sites/bartlett/files/double-or-quits-september-2020.pdf
https://www.ucl.ac.uk/bartlett/construction/sites/bartlett/files/double-or-quits-september-2020.pdf
https://www.ucl.ac.uk/bartlett/construction/sites/bartlett/files/double-or-quits-september-2020.pdf
https://economy2030.resolutionfoundation.org/wp-content/uploads/2023/03/Cutting_the_cuts.pdf
https://economy2030.resolutionfoundation.org/wp-content/uploads/2023/03/Cutting_the_cuts.pdf
https://www.smf.co.uk/publications/full-fiscal-autonomy/
https://centreforlondon.org/publication/londons-homes-today/
https://centreforlondon.org/publication/londons-homes-today/
https://www.londoncouncils.gov.uk/members-area/member-briefings/housing-and-planning/private-rented-sector-supply-london
https://www.londoncouncils.gov.uk/members-area/member-briefings/housing-and-planning/private-rented-sector-supply-london
https://www.londoncouncils.gov.uk/members-area/member-briefings/housing-and-planning/private-rented-sector-supply-london
https://policyinpractice.co.uk/new-analysis-evidencing-the-link-between-the-local-housing-allowance-freeze-and-homelessness/
https://policyinpractice.co.uk/new-analysis-evidencing-the-link-between-the-local-housing-allowance-freeze-and-homelessness/
https://trustforlondon.org.uk/data/overall-benefit-cap/

60

67.

68.

69.

70.

71.

72.

73.

74.

75.

76.

77.

78.

Child Poverty Action Group (2022) Pushed deeper into poverty: the
impact of the benefit cap. Retrieved from: https://cpag.org.uk/policy-and-
campaigns/briefing/pushed-deeper-poverty-impact-benefit-cap

Ibid.

Office for National Statistics (2021) Housing, England and
Wales: Census 2021. Retrieved from: https://www.ons.gov.
uk/peoplepopulationandcommunity/housing/bulletins/
housingenglandandwales/census2021#tenure

Zoopla (2023) What’s the average first-time buyer deposit by region in
20237 Retrieved from: https://www.zoopla.co.uk/discover/property-
news/whats-the-average-first-time-buyer-deposit-by-region/

Bank of England (2021) When applying for a mortgage, are renters more
constrained by their savings or their income? Bank Overground. Retrieved
from: https://www.bankofengland.co.uk/bank-overground/2021/when-
applying-for-a-mortgage-are-renters-more-constrained-by-their-savings-
or-their-income

Carozzi, Felipe, Hilber, Christian A. L. and Yu, Xiaolun (2020) On the
economic impacts of mortgage credit expansion policies: evidence
from Help to Buy. CEP Discussion Papers (1681). Centre for Economic
Performance, LSE. Retrieved from: http://eprints.lse.ac.uk/108422/

Chartered Institute of Housing (2022) What's the problem with First
Homes? Retrieved from: https:/www.cih.org/blogs-and-articles/what-s-
the-problem-with-first-homeseur

RTPI (2018) Planning risk and development. Retrieved from:
https://www.researchgate.net/profile/Nick-Gallent/publica-
tion/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_great-
er_planning_certainty_would_affect residential development/
links/5acf5bc0abfdcc87840fd8da/PLANNING-RISK-AND-DEVELOP-
MENT-How-greater-planning-certainty-would-affect-residential-devel-
opment.pdf?_tp=eyJjb250ZXh0ljp7ImZpcnNOUGFnZSI6InByb2Zpb-
GUILCIwYWdlljoicHVibGLYXRpb24iLCIwcmV2aW91c1BhZ2UiOiJwecm-
9maWxlin19

Breach, A. (2022) A very short guide to planning reform. Centre for Cities.
Retrieved from: https://www.centreforcities.org/publication/a-very-short-
guide-to-planning-reform/#landbanking

RTPI (2018) Planning risk and development. Retrieved from:
https://www.researchgate.net/profile/Nick-Gallent/publica-
tion/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_great-
er_planning_certainty_would_affect_residential_development/
links/5acf5bc0abfdcc87840fd8da/PLANNING-RISK-AND-DEVELOP-
MENT-How-greater-planning-certainty-would-affect-residential-devel-
opment.pdf?_tp=eyJjb250ZXh0ljp7ImZpcnNOUGFNnZSI6InByb2Zpb-
GUILCIwYWdlljoicHVibGlYXRpb24iLCIwcmV2aW921c1BhZ2UiOidJwcm-
9maWxlin19

House of Commons Library (2020) Planning in England: permitted
development and change of use. Retrieved from: https://
researchbriefings.files.parliament.uk/documents/SN00485/SN00485.pdf

RICS (2018). Assessing the impacts of extending permitted development
rights to office-to-residential change of use in England. Retrieved from:
https://www.rics.org/globalassets/rics-website/media/knowledge/
research/research-reports/assessing-the-impacts-of-extendingpermitted-
development-rights-to-office-to-residential-change-ofuse-in-england-rics.pdf



https://cpag.org.uk/policy-and-campaigns/briefing/pushed-deeper-poverty-impact-benefit-cap
https://cpag.org.uk/policy-and-campaigns/briefing/pushed-deeper-poverty-impact-benefit-cap
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/housingenglandandwales/census2021#tenure
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/housingenglandandwales/census2021#tenure
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/housingenglandandwales/census2021#tenure
https://www.zoopla.co.uk/discover/property-news/whats-the-average-first-time-buyer-deposit-by-region/
https://www.zoopla.co.uk/discover/property-news/whats-the-average-first-time-buyer-deposit-by-region/
https://www.bankofengland.co.uk/bank-overground/2021/when-applying-for-a-mortgage-are-renters-more-constrained-by-their-savings-or-their-income
https://www.bankofengland.co.uk/bank-overground/2021/when-applying-for-a-mortgage-are-renters-more-constrained-by-their-savings-or-their-income
https://www.bankofengland.co.uk/bank-overground/2021/when-applying-for-a-mortgage-are-renters-more-constrained-by-their-savings-or-their-income
http://eprints.lse.ac.uk/108422/
https://www.cih.org/blogs-and-articles/what-s-the-problem-with-first-homeseur
https://www.cih.org/blogs-and-articles/what-s-the-problem-with-first-homeseur
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.centreforcities.org/publication/a-very-short-guide-to-planning-reform/#landbanking
https://www.centreforcities.org/publication/a-very-short-guide-to-planning-reform/#landbanking
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://www.researchgate.net/profile/Nick-Gallent/publication/324482184_PLANNING_RISK_AND_DEVELOPMENT_How_greater_planning_certainty_would_affect_residential_development/links/5acf5bc0a6fdcc87840fd8da/PLANNING-RISK-AND-DEVELOPMENT-How-greater-planning-certainty-would-affect-residential-development.pdf?_tp=eyJjb250ZXh0Ijp7ImZpcnN0UGFnZSI6InByb2ZpbGUiLCJwYWdlIjoicHVibGljYXRpb24iLCJwcmV2aW91c1BhZ2UiOiJwcm9maWxlIn19
https://researchbriefings.files.parliament.uk/documents/SN00485/SN00485.pdf
https://researchbriefings.files.parliament.uk/documents/SN00485/SN00485.pdf
https://www.rics.org/globalassets/rics-website/media/knowledge/ research/research-reports/assessing-the-impacts-of-extendingpermitted-development-rights-to-office-to-residential-change-ofuse-in-england-rics.pdf
https://www.rics.org/globalassets/rics-website/media/knowledge/ research/research-reports/assessing-the-impacts-of-extendingpermitted-development-rights-to-office-to-residential-change-ofuse-in-england-rics.pdf
https://www.rics.org/globalassets/rics-website/media/knowledge/ research/research-reports/assessing-the-impacts-of-extendingpermitted-development-rights-to-office-to-residential-change-ofuse-in-england-rics.pdf

61

79.

80.

81.

82.

83.

84.

85.

86.

87.

88.

89.

90.

91.

Centre for Cities (2022) A very short guide to planning reform. Retrieved
from: https://www.centreforcities.org/publication/a-very-short-guide-to-

planning-reform/

Ministry of Housing, Communities & Local Government (2020) Planning
for the future. Retrieved from: https://assets.publishing.service.gov.uk/
media/601bce418fa8f53fc149bc7d/MHCLG-Planning-Consultation.pdf

House of Commons Library (2023) Tackling the under-supply of housing
in England. Retrieved from: https://researchbriefings.files.parliament.uk/
documents/CBP-7671/CBP-7671.pdf

Tidswell, | (2023) Start me up — but then you stopped: the continuing
cost of local plan delays. Lichfields. Retrieved from: https://lichfields.uk/
blog/2023/january/30/start-me-up-but-then-you-stopped-the-continuing-
cost-of-local-plan-delays/

Building the Future Commission (2023) Report into the English Planning
System. Retrieved from: https://events.assemblemediagroup.co.uk/wp-
content/uploads/2023/09/BTFC-REPORT-INTO-THE-ENGLISH-PLANNING-

SYSTEM.pdf

Young, C. (2021) The Duty to Cooperate and its future. RTPI. Retrieved
from: https://www.rtpi.org.uk/blog/2021/february/the-duty-to-cooperate-
and-its-future/

Sell, S. (2012). Homes Counties warn they cannot meet London’s
housing shortfall. Planning Resource. Retrieved from: https://www.
planningresource.co.uk/article/1297333/home-counties-warn-cannot-
meet-londons-housing-shortfall

Brown, R. et al. (2018) Next-door Neighbours — collaborative working
across the London boundary. Centre for London. Retrieved from: https://
centreforlondon.org/wp- content/uploads/2018/01/Centre-for-London_
Next-doors-Neighbours-Report_Compressed.pdf

Wider South East Strategic Planning Network (2020) Response to the
Planning White Paper from the Wider South East Strategic Planning
Network. Retrieved from: https://justspacelondon.files.wordpress.
com/2020/11/wider-south-east-strategic-planning-network-1.pdf

Riddell, C. (2020) Planning Reforms and the Role of Strategic

Planning. County Councils Network. Retrieved from: https://www.
countycouncilsnetwork.org.uk/wp-content/uploads/dlm_uploads/
Catriona-Riddell-Planning-Reforms-the-Role-of-Strategic-Planning-2.pdf

National Archives (n.d) Map produced for the Commission for New Towns,
1969 (FJ 3/77). Retrieved from: https://www.nationalarchives.gov.uk/
education/resources/sixties-britain/map-new-towns/

Mace, A. (2017) The Metropolitan Green Belt — changing an institution.
Progress in Planning. Retrieved from: https://eprints.lse.ac.uk/68890/7/
Mace_The%20Metropolitan%20Green%20Belt.pdf

Quinio, V, and Rodrigues, G. (2021). Net zero: decarbonising the city.
Centre for Cities. Retrieved from: https://www.centreforcities.org/wp-
content/uploads/2021/07/Net-Zero-Decarbonising-the-City.pdf



https://www.centreforcities.org/publication/a-very-short-guide-to-planning-reform/
https://www.centreforcities.org/publication/a-very-short-guide-to-planning-reform/
https://assets.publishing.service.gov.uk/media/601bce418fa8f53fc149bc7d/MHCLG-Planning-Consultation.pdf
https://assets.publishing.service.gov.uk/media/601bce418fa8f53fc149bc7d/MHCLG-Planning-Consultation.pdf
https://researchbriefings.files.parliament.uk/documents/CBP-7671/CBP-7671.pdf
https://researchbriefings.files.parliament.uk/documents/CBP-7671/CBP-7671.pdf
https://lichfields.uk/blog/2023/january/30/start-me-up-but-then-you-stopped-the-continuing-cost-of-local-plan-delays/
https://lichfields.uk/blog/2023/january/30/start-me-up-but-then-you-stopped-the-continuing-cost-of-local-plan-delays/
https://lichfields.uk/blog/2023/january/30/start-me-up-but-then-you-stopped-the-continuing-cost-of-local-plan-delays/
https://events.assemblemediagroup.co.uk/wp-content/uploads/2023/09/BTFC-REPORT-INTO-THE-ENGLISH-PLANNING-SYSTEM.pdf
https://events.assemblemediagroup.co.uk/wp-content/uploads/2023/09/BTFC-REPORT-INTO-THE-ENGLISH-PLANNING-SYSTEM.pdf
https://events.assemblemediagroup.co.uk/wp-content/uploads/2023/09/BTFC-REPORT-INTO-THE-ENGLISH-PLANNING-SYSTEM.pdf
https://www.rtpi.org.uk/blog/2021/february/the-duty-to-cooperate-and-its-future/
https://www.rtpi.org.uk/blog/2021/february/the-duty-to-cooperate-and-its-future/
https://www.planningresource.co.uk/article/1297333/home-counties-warn-cannot-meet-londons-housing-shortfall
https://www.planningresource.co.uk/article/1297333/home-counties-warn-cannot-meet-londons-housing-shortfall
https://www.planningresource.co.uk/article/1297333/home-counties-warn-cannot-meet-londons-housing-shortfall
https://centreforlondon.org/wp- content/uploads/2018/01/Centre-for-London_Next-doors-Neighbours-Report_Compressed.pdf
https://centreforlondon.org/wp- content/uploads/2018/01/Centre-for-London_Next-doors-Neighbours-Report_Compressed.pdf
https://centreforlondon.org/wp- content/uploads/2018/01/Centre-for-London_Next-doors-Neighbours-Report_Compressed.pdf
https://justspacelondon.files.wordpress.com/2020/11/wider-south-east-strategic-planning-network-1.pdf
https://justspacelondon.files.wordpress.com/2020/11/wider-south-east-strategic-planning-network-1.pdf
https://www.countycouncilsnetwork.org.uk/wp-content/uploads/dlm_uploads/Catriona-Riddell-Planning-Reforms-the-Role-of-Strategic-Planning-2.pdf
https://www.countycouncilsnetwork.org.uk/wp-content/uploads/dlm_uploads/Catriona-Riddell-Planning-Reforms-the-Role-of-Strategic-Planning-2.pdf
https://www.countycouncilsnetwork.org.uk/wp-content/uploads/dlm_uploads/Catriona-Riddell-Planning-Reforms-the-Role-of-Strategic-Planning-2.pdf
https://www.nationalarchives.gov.uk/education/resources/sixties-britain/map-new-towns/
https://www.nationalarchives.gov.uk/education/resources/sixties-britain/map-new-towns/
https://eprints.lse.ac.uk/68890/7/Mace_The%20Metropolitan%20Green%20Belt.pdf
https://eprints.lse.ac.uk/68890/7/Mace_The%20Metropolitan%20Green%20Belt.pdf
https://www.centreforcities.org/wp-content/uploads/2021/07/Net-Zero-Decarbonising-the-City.pdf
https://www.centreforcities.org/wp-content/uploads/2021/07/Net-Zero-Decarbonising-the-City.pdf

62

92.

93.

94.

95.

Q6.

97.

98.

99.

100.

101.

102.

103.

104.

105.

106.

Centre for London analysis of Office for National Statistics

(2022). Population and household estimates, England and

Wales: Census 2021, unrounded data. Retrieved from:
https://www.ons.gov.uk/peoplepopulationandcommunity/
populationandmigration/populationestimates/bulletins/
populationandhouseholdestimatesenglandandwales/
census2021unroundeddata and Office for National Statistics (2023) Car
or van availability, Census 2021. Retrieved from: https://www.ons.gov.uk/
datasets/TS045/editions/2021/versions/1

Ahlfeldt, G, and Pietrostefani, E. (2019) The economic effects of density:
A synthesis. Retrieved from: https://eprints.lse.ac.uk/100482/1/GA_EP
The_economic_effects_of_density.pdf

Ibid.

GLA (2017) Topic paper: housing density. Retrieved from: https://www.
london.gov.uk/sites/default/files/london_plan_topic_paper_on_density_
policy_and_details_of_research_-_2017_final.pdf

Gove, M. (2023) Long-term plan for housing. Retrieved from: https://www.
michaelgove.com/news/long-term-plan-housing

Lichfields (2022) Banking on brownfield. Retrieved from: https://lichfields.
uk/content/insights/banking-on-brownfield

Hughes, S, and Southwood, B. (2022). Strong Suburbs: Enabling streets to
control their own development. Policy Exchange. Retrieved from: https://
policyexchange.org.uk/wp-content/uploads/2022/10/Strong-Suburbs.pdf

Stringer, B, Lloyd, T, Jeffreys, P. (2016). When Brownfield Isn’t

Enough. Quod and Shelter. Retrieved from: https://assets.
ctfassets.net/6sxvmndnpn0s/6bXEnCMoB3VS6LOKSEXMSYh/
b835e8612f12dc8d8f41d 86b6e823242/2016_02_29 When_Brownfield

isnt_enough.pdf

Lichfields (2020) Mind the gap: Is land supply on track to meet London’s
new housing targets? Retrieved from: https://lichfields.uk/media/6231/
mind-the-gap-is-land-supply-on-track-to-meet-london-s-new-housing-
targets_lichfields-insight.pdf

Farrell, M. (2017) Rethinking the green belt. Centre for London. Retrieved
from: https://centreforlondon.org/reader/london-essays-issue-8-futures/

green-belt/

Simmie, H. (2020) Is Green Belt being used as effectively as it could
be? Savills. Retrieved from: https://www.savills.co.uk/research_
articles/229130/300578-0

Ibid.

Enfield Dispatch (2023) Council allocates thousands more homes

to Green Belt amid higher housing targets. Retrieved from: https://
enfielddispatch.co.uk/council-allocates-thousands-more-homes-to-green-
belt-amid-higher-housing-targets/

Cheshire, P. Buyuklieva, B. (2019) Homes on the right tracks: Greening the
Green Belt to solve the housing crisis. Centre for Cities. Retrieved from:
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-
the-Right-Tracks-Greening-the-Green-Belt.pdf

Rudlin, D, Falk, N. (2014) Uxcester Garden City. URBED. Retrieved
from: http://urbed.coop/sites/default/files/20140815%20URBED %20
Wolfson%20Stage%202_low%20res3.pdf



https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseholdestimatesenglandandwales/census2021unroundeddata
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseholdestimatesenglandandwales/census2021unroundeddata
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseholdestimatesenglandandwales/census2021unroundeddata
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseholdestimatesenglandandwales/census2021unroundeddata
https://www.ons.gov.uk/datasets/TS045/editions/2021/versions/1
https://www.ons.gov.uk/datasets/TS045/editions/2021/versions/1
https://eprints.lse.ac.uk/100482/1/GA_EP_The_economic_effects_of_density.pdf
https://eprints.lse.ac.uk/100482/1/GA_EP_The_economic_effects_of_density.pdf
https://www.london.gov.uk/sites/default/files/london_plan_topic_paper_on_density_policy_and_details_of_research_-_2017_final.pdf
https://www.london.gov.uk/sites/default/files/london_plan_topic_paper_on_density_policy_and_details_of_research_-_2017_final.pdf
https://www.london.gov.uk/sites/default/files/london_plan_topic_paper_on_density_policy_and_details_of_research_-_2017_final.pdf
https://www.michaelgove.com/news/long-term-plan-housing
https://www.michaelgove.com/news/long-term-plan-housing
https://lichfields.uk/content/insights/banking-on-brownfield
https://lichfields.uk/content/insights/banking-on-brownfield
https://policyexchange.org.uk/wp-content/uploads/2022/10/Strong-Suburbs.pdf
https://policyexchange.org.uk/wp-content/uploads/2022/10/Strong-Suburbs.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/6bXEnCMoB3VS6lOK5XMSYh/b835e86f2f12dc8d8f41d 86b6e823242/2016_02_29_When_Brownfield_isnt_enough.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/6bXEnCMoB3VS6lOK5XMSYh/b835e86f2f12dc8d8f41d 86b6e823242/2016_02_29_When_Brownfield_isnt_enough.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/6bXEnCMoB3VS6lOK5XMSYh/b835e86f2f12dc8d8f41d 86b6e823242/2016_02_29_When_Brownfield_isnt_enough.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/6bXEnCMoB3VS6lOK5XMSYh/b835e86f2f12dc8d8f41d 86b6e823242/2016_02_29_When_Brownfield_isnt_enough.pdf
https://lichfields.uk/media/6231/mind-the-gap-is-land-supply-on-track-to-meet-london-s-new-housing-targets_lichfields-insight.pdf
https://lichfields.uk/media/6231/mind-the-gap-is-land-supply-on-track-to-meet-london-s-new-housing-targets_lichfields-insight.pdf
https://lichfields.uk/media/6231/mind-the-gap-is-land-supply-on-track-to-meet-london-s-new-housing-targets_lichfields-insight.pdf
https://centreforlondon.org/reader/london-essays-issue-8-futures/green-belt/
https://centreforlondon.org/reader/london-essays-issue-8-futures/green-belt/
https://www.savills.co.uk/research_articles/229130/300578-0
https://www.savills.co.uk/research_articles/229130/300578-0
https://enfielddispatch.co.uk/council-allocates-thousands-more-homes-to-green-belt-amid-higher-housing-targets/
https://enfielddispatch.co.uk/council-allocates-thousands-more-homes-to-green-belt-amid-higher-housing-targets/
https://enfielddispatch.co.uk/council-allocates-thousands-more-homes-to-green-belt-amid-higher-housing-targets/
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-the-Right-Tracks-Greening-the-Green-Belt.pdf
https://www.centreforcities.org/wp-content/uploads/2019/09/Homes-on-the-Right-Tracks-Greening-the-Green-Belt.pdf
http://urbed.coop/sites/default/files/20140815%20URBED%20Wolfson%20Stage%202_low%20res3.pdf
http://urbed.coop/sites/default/files/20140815%20URBED%20Wolfson%20Stage%202_low%20res3.pdf

63

107.

108.

109.

110.

111.

112.

113.

114.

115.

116.

117.

118.

119.

120.

121

Ibid.

Baxter, D, Cooke, G. (2023). The missing piece: the case for a public sector
master developer. Joseph Rowntree Foundation. Retrieved from: https://
www.jrf.org.uk/file/60128/download?token=bxh2eégo&filetype=briefing

Greater London Authority. (2016) The value of land and housing in
London. Retrieved from: https://www.london.gov.uk/sites/default/files/
chapter4-economic-evidence-base-2016.pdf

Mahmoud, S. Beswick, J. (2018). What lies beneath: How to fix the
broken land system at the heart of our housing crisis. New Economics
Foundation. Retrieved from: https://neweconomics.org/uploads/files/
what-lies-beneath.pdf

Atkins, G, Hoddinott, S. (2020) Local government funding in
England. Institute for Government. Retrieved from: https://www.
instituteforgovernment.org.uk/explainer/local-government-funding-

england

Nanda, S (2021) The impact of a proportional property tax in London.
IPPR. Retrieved from: https://www.instituteforgovernment.org.uk/
explainer/local-government-funding-england

Murphy, L, Snelling, C. (2019) A Poor Tax: Reforming Council Tax in
London. IPPR. Retrieved from: https://www.instituteforgovernment.org.uk/
explainer/local-government-funding-england

Scanlon, K, Whitehead, C, Blanc, F. (2017) A taxing question: Is Stamp
Duty Land Tax suffocating the English housing market? LSE. Retrieved
from: https://www.lse.ac.uk/business/consulting/assets/documents/is-
stamp-duty-land-tax-suffocating-the-english-housing-market.pdf

Office for National Statistics (2023) Overcrowding and under-occupancy
by household characteristics, England and Wales: Census 2021. Retrieved
from: https://www.ons.gov.uk/peoplepopulationandcommunity/housing/
articles/overcrowdingandunderoccupancybyhouseholdcharacteris-
ticsenglandandwales/census2021

Ibid.

Greater London Authority (2021). An analysis of housing floorspace per
person. Retrieved from: https://s3-eu-west-1.amazonaws.com/airdrive-
images/wp-content/uploads/sites/6/20210224092900/Housing-Research-
Note-6-An-analysis-of-housing-floorspace-per-person.pdf

Adam, S. et al. (2020) Revaluation and reform: bringing council tax in
England into the 21st century. Institute for Fiscal Studies. Retrieved from:
https://ifs.org.uk/sites/default/files/output_url_files/R168-Revaluation-
and-reform-bringing-council-tax-in-England-into-the-21st-century-updated.
pdf

Murphy, L, Snelling, C. (2019) A Poor Tax: Reforming Council Tax in
London. IPPR. Retrieved from: https://www.instituteforgovernment.org.uk/
explainer/local-government-funding-england

Nanda, S. (2021) Pulling down the ladder: the case for a proportional
property tax. IPPR. Retrieved from: https://www.ippr.org/files/2021-09/
pulling-down-the-ladder-september21.pdf

. See Nanda, S (2021) The impact of a proportional property tax in London.

IPPR. Retrieved from: https://www.ippr.org/research/publications/
proportional-property-tax-london



https://www.jrf.org.uk/file/60128/download?token=bxh2e6go&filetype=briefing
https://www.jrf.org.uk/file/60128/download?token=bxh2e6go&filetype=briefing
https://www.london.gov.uk/sites/default/files/chapter4-economic-evidence-base-2016.pdf
https://www.london.gov.uk/sites/default/files/chapter4-economic-evidence-base-2016.pdf
https://neweconomics.org/uploads/files/what-lies-beneath.pdf
https://neweconomics.org/uploads/files/what-lies-beneath.pdf
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.lse.ac.uk/business/consulting/assets/documents/is-stamp-duty-land-tax-suffocating-the-english-housing-market.pdf
https://www.lse.ac.uk/business/consulting/assets/documents/is-stamp-duty-land-tax-suffocating-the-english-housing-market.pdf
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/articles/overcrowdingandunderoccupancybyhouseholdcharacteristicsenglandandwales/census2021
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/articles/overcrowdingandunderoccupancybyhouseholdcharacteristicsenglandandwales/census2021
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/articles/overcrowdingandunderoccupancybyhouseholdcharacteristicsenglandandwales/census2021
https://s3-eu-west-1.amazonaws.com/airdrive-images/wp-content/uploads/sites/6/20210224092900/Housing-Research-Note-6-An-analysis-of-housing-floorspace-per-person.pdf
https://s3-eu-west-1.amazonaws.com/airdrive-images/wp-content/uploads/sites/6/20210224092900/Housing-Research-Note-6-An-analysis-of-housing-floorspace-per-person.pdf
https://s3-eu-west-1.amazonaws.com/airdrive-images/wp-content/uploads/sites/6/20210224092900/Housing-Research-Note-6-An-analysis-of-housing-floorspace-per-person.pdf
https://ifs.org.uk/sites/default/files/output_url_files/R168-Revaluation-and-reform-bringing-council-tax-in-England-into-the-21st-century-updated.pdf
https://ifs.org.uk/sites/default/files/output_url_files/R168-Revaluation-and-reform-bringing-council-tax-in-England-into-the-21st-century-updated.pdf
https://ifs.org.uk/sites/default/files/output_url_files/R168-Revaluation-and-reform-bringing-council-tax-in-England-into-the-21st-century-updated.pdf
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.instituteforgovernment.org.uk/explainer/local-government-funding-england
https://www.ippr.org/files/2021-09/pulling-down-the-ladder-september21.pdf
https://www.ippr.org/files/2021-09/pulling-down-the-ladder-september21.pdf
https://www.ippr.org/research/publications/proportional-property-tax-london
https://www.ippr.org/research/publications/proportional-property-tax-london

64

122.

123.

124.

125.

126.

127.

128.

129.

130.

131.

132.

133.

134.

135.

136.

Ibid.

Department for Communities and Local Government (2015) Section 106
Planning Obligations — speeding up negotiations. Retrieved from: https://
assets.publishing.service.gov.uk/media/5a7ff8a4ed215d74e622bb54/
Section_106_Planning_Obligations___speeding _up_negotiations.pdf

Some developers negotiated down their affordable housing contributions
by overpaying for land, and then claiming that schemes would not be
viable if they were compliant with local policies, as they would not make
an agreed minimum level of profit. However, it has been claimed that the
underlying valuations and assumptions used to produce these viability
estimates were based on intentionally inflated ‘benchmark land values’
(circularly determined by prices paid on other sites) and pessimistic as-
sumptions for developers’ costs and the eventual value of each develop-
ment. See Grayston, R. (2017) Slipping through the loophole: How viability
assessments are reducing affordable housing supply in England. Shelter.
Retrieved from: https://assets.ctfassets.net/6sxvmndnpn0s/4CzQDIXr-
SQXLFGLGZeSV1/634340e83ce2cb1e2dec?9879d19a5db3/2017.11.01_
Slipping_through_the_loophole.pdf

Greater London Authority (2023) Affordable Housing in Planning
Applications Referred to the Mayor of London. Retrieved from: https://
www.london.gov.uk/media/101469/download?attachment

Ibid.

Turley (2017) Affordable housing viability: Interpreting the Mayor
of London’s SPG. Retrieved from: https://www.london.gov.uk/
media/101469/download?attachment

Greater London Authority (2023) Developer Contributions and the
Infrastructure Levy in London. Retrieved from: https://www.london.gov.
uk/media/101873/download?attachment

Transport for London (2017) Land value capture. Retrieved from: https://
www.london.gov.uk/media/101873/download?attachment

Ibid.
Ibid.

Impact Investing Institute (2021) Is there an investment case for social and
affordable housing in the UK? Retrieved from: https://www.impactinvest.
org.uk/resources/publications/is-there-an-investment-case-for-social-and-
affordable-housing-in-the-uk/

https://www.gov.uk/government/statistics/private-registered-provider-
social-housing-stock-and-rents-in-england-2022-to0-2023/private-
registered-providers-stock-and-rents-in-england-summary-key-facts

ONS, 2023, House building, UK: permanent dwellings started and
completed by country. Note: figures in this section relate to the type of
the developer rather than the property’s final use. For instance, homes
built by private enterprise may end up being let in the social sector.

Brill, F., Raco, M., & Ward, C. (2023). Anticipating demand shocks:
Patient capital and the supply of housing. European Urban

and Regional Studies, 30(1), 50-65. Retrieved from: https://doi.
org/10.1177/09697764211069837

Greater London Authority (2022) Housing in London 2022. Retrieved from:
https://www.london.gov.uk/media/98518/download



https://assets.publishing.service.gov.uk/media/5a7ff8a4ed915d74e622bb54/Section_106_Planning_Obligations___speeding_up_negotiations.pdf
https://assets.publishing.service.gov.uk/media/5a7ff8a4ed915d74e622bb54/Section_106_Planning_Obligations___speeding_up_negotiations.pdf
https://assets.publishing.service.gov.uk/media/5a7ff8a4ed915d74e622bb54/Section_106_Planning_Obligations___speeding_up_negotiations.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/4CzQDIXrSQXLFGlIGZeSVl/634340e83ce2cb1e2dec9879d19a5db3/2017.11.01_Slipping_through_the_loophole.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/4CzQDIXrSQXLFGlIGZeSVl/634340e83ce2cb1e2dec9879d19a5db3/2017.11.01_Slipping_through_the_loophole.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/4CzQDIXrSQXLFGlIGZeSVl/634340e83ce2cb1e2dec9879d19a5db3/2017.11.01_Slipping_through_the_loophole.pdf
https://www.london.gov.uk/media/101469/download?attachment
https://www.london.gov.uk/media/101469/download?attachment
https://www.london.gov.uk/media/101469/download?attachment
https://www.london.gov.uk/media/101469/download?attachment
https://www.london.gov.uk/media/101873/download?attachment
https://www.london.gov.uk/media/101873/download?attachment
https://www.london.gov.uk/media/101873/download?attachment
https://www.london.gov.uk/media/101873/download?attachment
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://www.gov.uk/government/statistics/private-registered-provider-social-housing-stock-and-rents-in-england-2022-to-2023/private-registered-providers-stock-and-rents-in-england-summary-key-facts
https://www.gov.uk/government/statistics/private-registered-provider-social-housing-stock-and-rents-in-england-2022-to-2023/private-registered-providers-stock-and-rents-in-england-summary-key-facts
https://www.gov.uk/government/statistics/private-registered-provider-social-housing-stock-and-rents-in-england-2022-to-2023/private-registered-providers-stock-and-rents-in-england-summary-key-facts
https://doi.org/10.1177/09697764211069837
https://doi.org/10.1177/09697764211069837
https://www.london.gov.uk/media/98518/download

65

137.

138.

139.

140.

141.

142.

143.

144,

145.

Knight Frank. (2022). Residential Investment Report 2022. Retrieved from:
https://content.knightfrank.com/resources/knightfrank.com/reports/
residential-investment-report/residential-investment-report-2022.pdf

Brill et al, 2022; see the Montague Review, 2012

Brill, F., Raco, M., & Ward, C. (2023). Anticipating demand shocks:
Patient capital and the supply of housing. European Urban

and Regional Studies, 30(1), 50-65. Retrieved from: https://doi.
org/10.1177/09697764211069837

Impact Investing Institute (2021) Is there an investment case for social and
affordable housing in the UK? Retrieved from: https://www.impactinvest.
org.uk/resources/publications/is-there-an-investment-case-for-social-and-
affordable-housing-in-the-uk/

Scott, J. (2023) Ban on no-fault evictions may face long delays amid
fears of Tory rebellion. Sky News. Retrieved from: https://news.sky.com/
story/ban-on-no-fault-evictions-may-face-long-delays-amid-fears-of-tory-
rebellion-12990907

Finnerty, C, Bicocchi, R. (2023) Understanding recent rental trends in
London’s private rented market. Greater London Authority. Retrieved
from: https://www.london.gov.uk/sites/default/files/2023-06/Housing%20
Research%20Note%209%20-%20Understanding%20recent%20rental %20
trends%20in%20London%27s%20private%20rented%20market.pdf

Mahmud, Z., Tabbush, J. (2023). Licence to Let: How property
licensing could better protect private renters. Retrieved from: https://
centreforlondon.org/publication/licence-to-let/

Cosh, G. (2020). Housing Research Note 2020/04: Short-term and holiday

letting in London. Greater London Authority. Retrieved from: https://www.
london.gov.uk/sites/default/files/housing_research_note 4- short-term_
and_holiday_letting_in_london.pdf

Parliament, (2023). Levelling-up and Regeneration Bill: Clause 210
(Registration of short-term rental properties). Retrieved from: https://bills.
parliament.uk/bills/3155



https://content.knightfrank.com/resources/knightfrank.com/reports/residential-investment-report/residential-investment-report-2022.pdf
https://content.knightfrank.com/resources/knightfrank.com/reports/residential-investment-report/residential-investment-report-2022.pdf
https://doi.org/10.1177/09697764211069837
https://doi.org/10.1177/09697764211069837
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://www.impactinvest.org.uk/resources/publications/is-there-an-investment-case-for-social-and-affordable-housing-in-the-uk/
https://news.sky.com/story/ban-on-no-fault-evictions-may-face-long-delays-amid-fears-of-tory-rebellion-12990907
https://news.sky.com/story/ban-on-no-fault-evictions-may-face-long-delays-amid-fears-of-tory-rebellion-12990907
https://news.sky.com/story/ban-on-no-fault-evictions-may-face-long-delays-amid-fears-of-tory-rebellion-12990907
https://www.london.gov.uk/sites/default/files/2023-06/Housing%20Research%20Note%209%20-%20Understanding%20recent%20rental%20trends%20in%20London%27s%20private%20rented%20market.pdf
https://www.london.gov.uk/sites/default/files/2023-06/Housing%20Research%20Note%209%20-%20Understanding%20recent%20rental%20trends%20in%20London%27s%20private%20rented%20market.pdf
https://www.london.gov.uk/sites/default/files/2023-06/Housing%20Research%20Note%209%20-%20Understanding%20recent%20rental%20trends%20in%20London%27s%20private%20rented%20market.pdf
https://centreforlondon.org/publication/licence-to-let/
https://centreforlondon.org/publication/licence-to-let/
https://www.london.gov.uk/sites/default/files/housing_research_note_4-_short-term_and_holiday_letting_in_london.pdf
https://www.london.gov.uk/sites/default/files/housing_research_note_4-_short-term_and_holiday_letting_in_london.pdf
https://www.london.gov.uk/sites/default/files/housing_research_note_4-_short-term_and_holiday_letting_in_london.pdf
https://bills.parliament.uk/bills/3155
https://bills.parliament.uk/bills/3155

Open Access. Some rights reserved.

As the publisher of this work, Centre for London wants to encourage the circulation of our work as widely
as possible while retaining the copyright. We therefore have an open access policy which enables anyone
to access our content online without charge. Anyone can download, save, perform or distribute this work in
any format, including translation, without written permission. This is subject to the terms of the Centre for
London licence.

Its main conditions are:

- Centre for London and the author(s) are credited

- This summary and the address centreforlondon.org are displayed

- The text is not altered and is used in full

- The work is not resold

- A copy of the work or link to its use online is sent to Centre for London.

You are welcome to ask for permission to use this work for purposes other than those covered by the
licence. Centre for London gratefully acknowledges the work of Creative Commons in inspiring our approach
to copyright.

To find out more go to creativecommons.org

@creative
commons

Published by:

Centre for London 2023

© Centre for London.
Some rights reserved.
House of Sport,

190 Great Dover St,
London SE1 4YB

T: 020 3757 5555
hello@centreforlondon.org
centreforlondon.org
Company Number: 8414909
Charity Number: 1151435

66



About Centre for London

London faces complex and evolving challenges.
We develop policy solutions to tackle them.
Help us make London better for everyone.

We are London’s independent think tank. We are uniquely
dedicated to developing new solutions to our city’s challenges, for
the benefit of all its people. We help policymakers and city leaders
think for the long term about London’s biggest issues and plan for a
better future. We do this through:

Research and evidence: conducting robust, unbiased research and
analysis, and collaborating with Londoners and stakeholders across
all sectors, to generate new ideas and recommendations.

Convening and collaborating: bringing together citizens, experts
and decision makers from diverse standpoints to discuss complex
issues in a safe space, devise solutions and work out how to
implement them.

Awareness raising and advocacy: being an authoritative policy voice
on London and promoting our research and ideas to those with

the power to act on them — from the grassroots to London’s and

the nation’s leaders — through briefings, publications, social media,
press and events.

67



