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THE MAYOR OF LONDON’S DRAFT HOUSING STRATEGY, LAUNCHED SEPTEMBER 2007

Summary of key points

1. Despite the headlines, no increase on the number of new homes is proposed, although the Mayor will continue to encourage boroughs to exceed their minimum monitoring targets. The overall target for housing completion in London remains at a minimum of 30,500 new dwellings per year from 2006 to 2016 (delivering 350,000 homes in total). This is the number contained in the Further Alterations to the London Plan published in December 2006. 

2. The Draft Housing Strategy proposes that a new London wide housing capacity study is undertaken to see how the current target of 30,500 can be increased. The last London housing capacity study was completed in 2005 (see GLA, Housing Capacity Study, 2005).

3. Within this target, the Mayor wishes to see 50,000 additional affordable homes provided for over the next 3 years, starting from April 2008 to 2011. This does not necessarily imply new homes being added to London’s overall housing stock; it means increasing the proportion of affordable homes. This will be achieved through a combination of measures, including: encouraging boroughs to exceed their 50% affordability target; conversions; re-conversions; bringing empty homes back into use; exploring flexible tenancy arrangements; social housing exchanges with adjacent Regions; and the use of various financial subsidies to make homes more affordable (see page 148, para. 13).

4. The target for affordable homes remains at 50% on sites involving 15 units or more. This is the figure in the London Plan of 2004. The 70:30 split between social rented and intermediate homes stays the same. 

5. The Mayor believes strongly that developers can accommodate these costs and deliver this proportion of affordable housing. Given that this target is now nearly four years old, he believes that land vendors and developers now accept these costs and have reflected this in their business models.  

6. The Mayor intends to increase the number of affordable family-sized homes. Increasing the target for 3-bed units in the social rented sector from the current target of 35% to 42% and for intermediate housing from 4% to 16%.

7. Climate change would be tackled through the Code for Sustainable Homes while public investment would be prioritised for those schemes exceeding Code targets (i.e. those closet to zero carbon). No mention is made of the Merton rule. 

8. The quality and design of housing and neighbourhoods is to be improved, including improving internal and external space standards.

This is a consultation document. The Strategy will be adopted as a statutory strategy following two periods of consultation: one with the London Assembly and one with the public. The aim is to publish the statutory strategy in 2008.

A three month consultation period will take place following statutory consultation with the London Assembly. Since consultation with the London Assembly cannot begin until after the elections in May, the public consultation phase is unlikely to commence before late 2008 at the earliest. Dates of the consultation periods will be posted on the GLA website once Royal Assent to the Bill has been given. 

Once the public consultation period commences (not before: any response received before cannot be considered part of the statutory process) interested parties are encouraged to respond by email. Representation should be sent to: mayor@london.gov.uk with ‘draft Mayor’s Housing Strategy’ in the subject line. 

If you are unable to respond by email, send written comments to:

Ken Livingstone

Mayor of London

(Draft Mayor’s Housing Strategy)

FREEPOST 15799

London SE1 2BR

Copies of the strategy can be downloaded from www.london.gov.uk .

Overview

This is the first draft of the Mayor’s Housing Strategy. It has been produced following the devolution of responsibility for housing strategy and the direction of public housing investment in London from Whitehall to the Mayor. This is subject to parliamentary approval of the Greater London Authority Bill.

Following consultation it is intended that thus strategy will be adopted as the Mayor’s statutory housing strategy in 2008. 

Despite the fanfare, the Draft Housing Strategy appears to add little to what has already been said in the 2004 London Plan. It will be a while before the Strategy is formally adopted (probably not before late 2008) after which it will become a material consideration within the London planning process. To avoid confusion, the Strategy complements and expands upon the policies already contained in the London Plan: it does not supersede them. An investment and delivery plan is also included as part of the Strategy.

The investment and delivery plans outlined in the Strategy aim to provide 50,000 more affordable homes between April 2008 and 2011. However, the Strategy is far from clear as to what this precisely means. A cursory reading of the press release would imply that the Mayor is committed to building an additional 50,000 new homes, adding to London’s overall housing stock, and in addition to the annual monitoring target of 30,500 new homes per year. This would involve the construction of a further 17,000 homes or so a year from April 2008 until 2011. 

However, a closer reading of the text of the strategy would suggest that this is not what is intended. The annual monitoring targets (see p.29) remain the same and while both the Strategy and the London Plan exhort boroughs to exceed their housing targets, the Mayor will be seeking to deliver this target by increasing the proportion of affordable homes from within the current monitoring target of 30,500 new units. While the building of new homes will form a component part of the new 50,000 affordable homes target, it is more likely that the Strategy intends to deliver this 50,000 increase by increasing the percentage of affordable housing secured on some sites and through a variety of other mechanisms, including increased affordability percentages via Section 106 deals, the conversion and re-conversion of existing buildings, bringing empty or under-utilized homes back into use, and providing funding streams to make renting and home purchase more affordable for those on low incomes.

Table 7 on page 166 provides a breakdown of which public bodies (agencies and LPAs) will be responsible for delivery of these 50,000 additional affordable homes. 

The following provides a summary of key points from the text of the Strategy which should be of interest to London Members. It largely follows the structure of the Strategy itself and includes page references for Members is they wish to investigate the detail more closely.  

Background

The Housing Strategy will complement the Mayor’s overarching London Plan. Once consulted upon, the Strategy will be formally adopted in 2008 as the Mayor’s first statutory housing strategy. 

According to research commissioned by the GLA London’s population is projected to rise from 7.5 million in 2006 to between 8.3 and 8.7 million by 2026 (GLA, 2006 Round of Demographic Projections, 2006). The number of households is projected to rise by between 546,000 and 720,000 between 2006 and 2026. The GLA estimates that London will require 353,500 new homes over the next 10 years to meet the cumulative backlog as well as projected future housing needs (this approximates to roughly 2.1 persons per dwelling. See page 23).

Within the next 10 years, the GLA has calculated that London will require 353,500 new homes. This is the basis for its annual monitoring target of 30,500 new completed homes per annum.


Section 1: Increasing supply 


(n.b. not necessarily building new houses)

Increasing the supply of affordable homes

In 2005-06 28,000 homes were completed, exceeding the initial targets set by the 2004 London Plan. This prompted a new target in the 2006 Alterations to the London Plan of 30,500 additional homes to be provided each year by 2016 though this figure includes conversions, returning empty homes to use, etc. See below.

A new objective introduced by the Mayor’s Housing Strategy is to increase the output of affordable homes by 50%, resulting in 50,000 new affordable homes built between April 2008 and 2011. It would appear that the Mayor intends to achieve this new target by a variety of means, including conversions, reducing the number of empty properties and looking at a variety of subsidy schemes to make renting and home purchase more affordable.

The London Plan set the target that 50% of all new homes should be affordable, with a 70:30 split between social rented and intermediate homes. According to the GLA, this split is justified because 82% of Londoners in housing need can only afford social rented housing (see page 31). Intermediate housing may be appropriate for the other 18%. 

According to the Mayor, over the last three years only five boroughs have delivered above the 50% target for affordable homes, while five have delivered 35% as social rented. Most other boroughs have failed to meet the London Plan target. 

The Mayor has made clear that there will be no ‘no-go areas’ in London for affordable and social rented housing. Social housing must be distributed across all 33 boroughs (p.31). Boroughs must take advantage of Social Housing Grants to support such provision.

The Mayor also believes that land vendors and developers now largely accept the 50% affordable housing target because this has been London Plan policy for nearly four years. They have now accounted for this in their business models.

Policy Statement 1.1 Meeting demand

Boroughs should review and revise their housing strategies to bring them into conformity with the Mayor’s Housing Strategy and should plan to exceed their targets.

The Mayor will review the need and demand for additional homes in London (p.38).

The Mayor and the boroughs should “work with the regions adjacent to London to maximise housing development and create more affordable housing opportunities for Londoners” (p.38). This is the policy that the CPRE objected to in their press release dated 20th September, although this may be something of an over-reaction on their part, since a closer reading of paragraph 28, which fleshes out this policy in more detail, makes no mention of new build. Instead it focuses on exchanges and arranged moves for elderly residents in the socially rented sector. Among the measures mentioned are expanding the Seaside and Country Homes scheme whereby elderly residents can exchange family size socially rented homes for those in seaside and rural locations. 

Family sized homes for the social rented and intermediate sectors

The Mayor has also set a further target that 42% of new social rented homes and by 2010-11 16% of intermediate homes, should have three or more bedrooms. Between 2003 and 2006 around 80% of new homes in London had one or two bedrooms and while the second hand market tends to supply market demand for larger family homes, there is a significant undersupply of family homes (three bedrooms or more) for the social rented sector and very few in the intermediate sector (p.32). Only 6.7% of new affordable homes were of four bedrooms or more (CLG, Housing Live Table 252, 2007)

The Mayor will consider extending and de-converting existing social rented homes as a cheaper way of increasing the number of larger homes. The London Housing Board has already allocated £20 million to housing associations and boroughs to produce four bedroom homes by this means between 2006-2008 (p.33).

The Mayor will consider funding further extension and de-conversion schemes and the purchase of larger family homes on the open market to meet the need for family homes. 

Under-occupation

A key component of the strategy will be to tackle under occupation. A range of options will be explored to encourage greater occupation. For example households with two or more spare bedrooms, or encouraging older people to move out of London thereby releasing family sized homes, or by placing students in high density housing, thereby freeing up family homes (p.34).

The Mayor regards returning empty homes into use as the most effective use of the existing housing stock, contributing to overall housing supply. The Mayor will support the purchase of empty homes by housing associations to provide more homes, so that by 2016 empty homes should account for no more than 2.5% of London’s housing, with privately owned long term empty properties accounting for no more than 1% of private properties overall (p.39).

Land supply

The Strategy adds nothing new to what the London Plan has previously said on the matter of land supply in London: in short new housing will be built on vacant and underused sites while ensuring that impacts on open space and bio-diversity are taken into consideration (p.46). 

Publicly owned land

Publicly owned land will be assessed for housing suitability by the London Development Agency and English Partnerships, and if developed, will be expected to deliver 50% affordable housing (p.47). 

Consideration will be given to ‘parcelling’ out large public sites to multiple developers to minimise market risks, promote competition and accelerate build out rates, while maintaining public control over the pattern and character of the development (p.48, para.71). 

Privately owned land 

The Mayor has called for better information about land ownership, value and trading to provide more certainty for the industry as well as vital knowledge for policy development (p.48). Integrating and publishing public land documents (planning documents, Land Registry records, Valuation Office Agency data) would reduce unproductive speculation and increase transparency. The strategy also wishes to end competitive bidding between public agencies for sites. 

The Mayor calls upon public agencies to take a strategic and interventionist role in land release and site assembly. The Strategy also wishes to streamline the land acquisition process by sharing best practice in site assembly and making more use of compulsory purchase powers – under-utilised at the moment because of insufficient experience in using CPOs. The Mayor will consider assembling a central London CPO team to provide expertise to assist boroughs and agencies in the use of CPOs (p.49). 

Planning

The Mayor intends to use his powers to ensure that borough policies and delivery of housing are consistent with the London Plan (p.50).

The Mayor supports Section 106 agreements as an extremely important mechanism for delivering affordable housing and infrastructure. The Mayor will work to secure greater consistency in negotiating Section 106 agreements and share best practice (p.51). The Mayor does not support the Government’s proposed Planning Gain Supplement since he believes this will hinder development (p.51, para. 82) though this may also have something to do with the Mayor wishing to retain his deal-brokering powers. 

Site thresholds for affordable housing provision

The Mayor has reiterated his target, proposed in the 2006 Alterations to the London Plan, of providing affordable homes on sites of 10 or more units (in contrast to Government policy for sites of 15 or more units). 

Affordability in the rented sector

In the private rented the sector the impact of the buy-to-let market has increased supply and led to a reduction in rents. Renting in London has therefore become more affordable in London compared to owner occupation (p.55).

Affordability in the owner occupied sector

While the Mayor agrees with the findings of the Barker Review that a substantial increase in housing supply in London will help in part to improve overall affordability (p.56) because of the specific character of the London market, and its sub-housing markets, this cannot be relied upon alone as a solution to problems of affordability. The concentration of wealth and employment in London translates into high levels of demand as well as investment in housing as a financial asset. London also has highly localised sub-markets. Supply rates, therefore, tend to be less responsive to price signal, and new supply has only a marginal impact on reducing prices compared to other regions of the UK (p.56). 

The targets in the London Plan have therefore been based on evidence of housing need, land capacity and the ability to deliver.

Intermediate housing products

The London Plan stipulates that 30% of affordable homes should be intermediate housing. Between 2006-2008 £400m of the £1.7b available to support the new affordable housing programme is being invested in the intermediate market.

To date the intermediate market has been dominated by small homes (96% of intermediate products have been one and two bedroom properties). Consequently, these homes have tended to be bought by single people or couples. The Mayor is therefore keen to incrementally increase the proportion of intermediate homes of three bedrooms or more to 16% by 2010/11 to address affordability problems of market family housing. 


Section 2: Improving quality

Improving design

The Housing Strategy reiterates and expands upon the policies of the London Plan, which in turn was based upon the principles of Towards an Urban Renaissance. Housing must be compatible with local context and with existing and planned infrastructure. It must also achieve high environmental, accessibility standards and public realm standards (pp. 69-74)

The Mayor expects all new residential developments to:

· meet higher standards of environmentally sustainable design and construction; 

· reduce the impact of noise, pollution and flooding; 

· be efficient in energy and resources; 

· be adaptable to climate change; 

· conserve the natural environment; 

· promote biodiversity;

· reduce waste;

· promote walking, cycling and use of public transport;

· minimise fire risk (consider residential sprinklers);

· provide ease of access for emergency services;

· increase safety; 

· provide access to open space;

· provide play space;

· promote world class architecture and design;

· maximise the potential of each site (whatever that means);

· enhance the public realm;

· respond to local context, history, character and communities. 

To help developers and LPAs to meet all these targets the Mayor will establish a new organisation called Design for London, uniting the design efforts of the GLA, the LDA and TfL (p.74).

Modern space standards will also need to encourage flexible layouts that can be adapted to a household’s changing needs. The adoption of the sixteen Lifetime Homes standards is therefore encouraged (as already specified in the London Plan). 

The Mayor would like to see a return to Parker Morris standards, updated to meet the requirements of today’s London. At the launch the Mayor blamed the Tories for dismantling this (via the Local Government, Planning and Land Act 1980), but he overlooks that it was the planning system itself which made Parker Morris untenable. Constraint on land supply and rising land costs – a consequence of areas being identified on masterplans for residential development – imposed too great a strain on public finances and meant that local authorities could no longer afford to adhere to their own standards.  

Tackling climate change

The Mayor regards the Code for Sustainable Homes as the principle mechanism for confronting climate change. Priority will be given to those housing schemes in receipt of public resources, which exceed Code level 3.  This is in accordance with the Mayor’s SPD on Sustainable Design and Construction (p.79)

The Mayor will support zero carbon schemes through setting up an innovation fund (p.80).

According to the Mayor, some 98% of new residential completions in London in 2005-06 contained fewer than 100 units. This made achieving zero carbon or the upper levels of the Code technically and financially challenging. To compensate, the Mayor expects larger developments to deliver additional benefits by providing forms of renewable energy supply, e.g. connecting up to existing CCHP/CHP, providing site wide CCHP/CHP, etc. (p.80).

Smaller developments will be expected to show how they can link into existing CCHP/CHP networks and/or be designed in such a way that they can subsequently accommodate these technologies (p.80).

Adapting to climate change  

New building schemes should consider measures to ensure that homes are adaptable to climate change (volatile weather; high summer temperatures) and design in measures to mitigate for this (p.84).

Section 3: Changing Lives

Reducing overcrowding

The Mayor believes that current overcrowding definitions are outdated and in need of review. Revising the definition is likely to increase the number of households defined as living in unacceptable conditions (p.106). The primary means of reducing overcrowding is to increase the supply of homes, and of socially rented homes in particular (because those affected are most likely to be recent migrants).

Mixed and cohesive communities

Social housing is unevenly distributed across the capital. The Mayor wants to create more mixed communities. One way to achieve this is by diversifying mono-tenure estates by providing social housing elsewhere (p.121). 

Mixed tenure estates

Estate management should be consolidated under one organisation to combat fragmentation and estate decline. The developer could set up the arrangement in advance, thereby helping to promote active resident engagement (p.126). 


Section 4: Implementing the Strategy

Investment objectives

The following objectives will be secured across each public sector investor’s housing programme (p.148):

· to increase the supply of new homes, in particular social housing

· improve quality of new and existing homes

· increase supply of three plus bedroom homes in the affordable sector and ensure an appropriate supply of new supported housing

· deliver better designed homes

· respond to climate change

· match the spatial distribution of housing investment to capacity identified in the London Plan

· develop a common approach to area and estate management to create mixed communities

New supply

Public bodies must negotiate for the maximum additional resources for affordable housing from developers (p.148) before seeking to maximise public sector funding.

The Thames Gateway and London-Stansted-Cambridge-Peterborough growth areas provide the greatest capacity. The reception London boroughs of Tower Hamlets, Newham, Greenwich and Barking and Dagenham will therefore qualify for the greatest share of public resources since these boroughs will eventually account for a third of all of London’s new housing (p.149). 

Development of these areas is complex. Market interest in developing in the larger regeneration sites is still ‘at an embryonic stage’ (p.149). However, agencies should not enter into premature development, ahead of infrastructure and the market, or sub-optimal development may result. 

Investment in these areas will seek to encourage:

· development close to existing or planned transport nodes

· areas identified by the London Plan for priority (e.g. opportunity areas, areas for intensification, areas for regeneration)

Investment standards: housing mix

Despite the London Plan target to achieve an overall tenure mix of new homes to be 50:50 market and affordable, and that affordable housing should be 70:30 social rented and intermediate this cannot be achieved on every development. It may not be appropriate in neighbourhoods where social housing is already dominant (p.153).

To create genuinely mixed communities a mix of house sizes must be provided, hence increasing the percentages of larger sized homes in the socially rented and intermediate sectors (p.154). 

Design

Poor quality design is expensive in the long run (to maintain, manage and eventually demolish). The Housing Investment Panel set up by the Mayor will insist on the highest standards of design. Design for London will provide advice and guidance on how to procure skilled architects (p.154).

Environmental performance

All new homes will be required to meet the Code for Sustainable Homes (n.b. assessment may become mandatory from 2008. See p.154)

Dependence on the National Grid should be reduced (p.155). 

Large developments applying for public investment will be assessed on the extent to which they deliver renewable energy, such as localised CHP (p.155). 

Apportioning the London Region Housing Pot

The Mayor is responsible for how Central Government resources for affordable housing, representing £1b a year, apportioned across London (p.155). 

Further funding from the CLG – the Growth Support (Affordable Housing) Fund is promised but has not been included in the plan. This will be used solely to provide affordable housing in the growth areas. This will be disbursed by the Housing Corporation (p.155).

As before (for 2006-2008) the London Region Housing Pot will be apportioned into three funding streams – London Borough Decent Homes, new supply and a targeted funding stream (p.155). 

Allocation of the funding (see table 4, p.156)

Decent Homes programme

The Mayor is not responsible for the allocation of this funding stream. It has an earmarked budget of c. £500m. 

Housing Corporation’s main programme

This funding stream delivers social rented and intermediate housing through the purchase of existing stock. This represents the largest amount of public funding for the Regional Housing Pot. The Strategy describes it as “an essential mechanism in delivering the London Plan housing targets” (p.157). The 2008-2011 programme has been allocated a budget of £2.1b (table 4, p.156). 

Targeted funding stream

This stream is designed to make better use of London’s existing housing stock. Funding is used to meet housing needs, create sustainable communities and reduce carbon emissions from existing homes (p.158). 

It consists of four programmes, one of which is the Innovation and Opportunity Fund to deliver exemplary housing demonstration projects (either green housing projects like eco towns or schemes which accelerate social housing supply through innovative approaches to public-private partnership). 

Another programme – Improving the condition and use of existing homes – is designed to improve, convert and extend building stock in both the public and private sector to provide more affordable homes (p.160). Detailed appendices are provided listing many of the estate/area renewal schemes proposed. 

Harmonising public sector investment plans

The Regional housing Pot is not the sole source of public sector investment. Through the Housing Investment Panel the Mayor has brought together all London’s public sector investors involved in housing. They are signed up to the Mayor’s Housing Strategy and are realigning their policies and investment plans to support delivery. Each member of the Housing Investment Panel will deliver the Strategy across their agencies’ respective investment programme (p.163). 

Not all of these agencies are directly involved in funding housing construction but they have land holdings, assets or statutory responsibilities that play a part in supporting housing development (p.163). 

The exact number of homes that will be delivered by these agencies cannot be known until the full outcome of the 2007 Comprehensive Spending Review. However, based on existing business plans an estimated 69,679 new homes will be delivered (see table 6, p.164). 

Strategic Sites

The Mayor is preparing a list of strategic sites which will receive priority attention in terms of additional transport and infrastructure support. Strategic sites are those of 500 plus homes. Appendix 2 on page 174 provides a working list (as yet incomplete). 

Affordable housing developers will need to seek public funding in the normal way through the Housing Corporation.
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Regional Planner, London
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