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Terence O’Rourke
About us
Terence O’Rourke provides inspired and imaginative planning and design solutions,
unlocking opportunities at the forefront of best practice and at the cutting edge of
commercial thinking.
We have a track record of delivering successful schemes for our clients in the property
and development industry, including many award-winning projects.
Our unique skill-set in planning, design and environment, working closely as one
integrated unit, deals creatively with challenging planning situations, delivering
commercially viable solutions across all sectors of the economy.
We have a close relationship with our clients, taking care to listen to them and
understand their objectives, exceeding their expectations.

Housing delivery in London – Key points
• London’s average population growth
over the last five years was 1.4%, but
its housing growth was only 0.8%.

• There has been a 30% reduction
in planning applications for major
schemes in 2017/18.

• The new target also includes 38% of
housing delivery to be on small sites.

• GLA has set a target of 116,000
affordable home starts by 2022 of
which 34,994 (30%) has been delivered
to date.

• The draft new London Plan proposes
a 53% increase in London’s ten-year
housing target compared to the current
plan. The new target also comprises
38% from small sites.
• Net additional dwellings for the period
2017/18 have fallen 23% on the
previous year.
• New builds fell 13% for the period
2017/18 compared to the previous year.

• There is an estimated £8.6bn funding
shortfall to deliver the necessary homes
in London.
• The Government’s Home Building
Fund comprises £4.5bn of government
finance designed to support delivery
of homes and administered by Homes
England.

Introduction

London’s Housing Target

As the Mayor’s draft new London Plan goes
through scrutiny at examination, it is clear
the housing challenge has grown significantly
since the last iteration to keep apace with
London’s increasing population.

To meet London’s projected population growth, the London
Plan identifies need for 66,000 additional homes per year.
The minimum ten-year target has increased from 423,887
under the current Plan, to 649,350 under the draft Plan. This
represents a sizable increase of 53% on the ten-year target
compared to the current Plan. There is a notable degree of
variation in the housing target uplift across London, which is
illustrated in Figure 1.

London’s average population growth over
the last five years was 1.4%, but its housing
growth was only 0.8%1. In light of the
ongoing housing challenge that London
faces, this note provides an update on the
latest housing targets and delivery to date, as
well the measures being explored to support
increased delivery.

Following the announcement of an additional £1.67 bn (out of
a total of £4.8bn) for affordable homes for London in the 2018
Spring Statement, the GLA set a target of 116,000 affordable
home starts by 2022. This is shown in table 1.
The figures quoted for the period 2015/16, 2016/17 and
2017/18 represent the affordable home starts achieved by the
GLA. Notably for the period 2017/2018 the Mayor just hit his
target of 12,500 by a margin of 26 homes.

Table 1: GLA Funded Affordable Housing Starts

Starts of
affordable
homes

1

2015-16

2016-17

2017-18

2018-19

2019-20

2020-21–
2021-22

7,467

8,935

12,526

14,000–
19,000

17,000–
23,000

45,000–
56,000

GLA, ‘Homes for Londoners Addendum,’ June 2018

Supporting Housing Delivery

For the period 2016/17, 41,371 net additional dwellings were
delivered in London. This is just under the current London
Plan annual target of 42,389. For the period 2017/18, this fell
to 31,723 which represents a reduction of 23%. This is below
both the current London Plan target, and under half the level
stipulated by the draft new London Plan.2 Notably, new builds
(27,000) and net conversions (1,500) were both down 13%
on the previous year, with net change of use (5,500) seeing
the sharpest fall, down 37% from 2016/2017. This reflects a
slowdown in the level of permitted development conversions
of commercial premises to residential units, which had
boosted the previous set of figures. Figure 1 shows the spatial
variation in net housing completions for the period 2017/18.3

Small sites
The draft London Plan under Policy H2 includes a specific
target for the provision of small sites to support the overall
housing target. As shown in Figure 2, this represents a
significant proportion of the housing target in several London
boroughs. Whilst the contribution of small sites is widely
supported, the ability to deliver 38% of the overall Londonwide 10-year target on small sites has been criticised as being
both unrealistic and unachievable.
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In terms of affordable housing starts, based on latest reporting
for 2018 (April to December 2018), only 6,066 4 (out of a target of
14,000 to 19,000) affordable home starts were recorded. Whilst
it should be noted that starts typically increase towards the end
of the financial year, and the Mayor remains confident of hitting
his target, delivery of between 14,000 to 19,000 affordable home
starts by April this year represents a sizable challenge going
forward. A full breakdown is provided in Table 2.
A key area of concern is a decreasing planning pipeline, with
fewer approved applications for major and minor schemes.
Lack of confidence in the market is affecting housing delivery,
with new build starts down 7% in the year to Q3 2018.5
Following a record 2016/17, net additional dwellings in 2017/18
fell to below half the level stipulated by the draft new London
Plan, with many boroughs seeing declines of above 50%.
The number of submitted planning applications also continued
to fall in the third quarter of 2018. In the quarter to September
2018, London planning authorities determined 108 major
housing schemes, 30% fewer than in the corresponding quarter
of 2017. There was a 25% decline in the number of approved
applications for major schemes (84% of the total applications) in
comparison to this time last year. A similar pattern can be seen
for minor applications, although there has been an increase in
the proportion of applications approved.6

Delivery models
As outlined in Table 4, a range of housing delivery models
are or have been explored in London over recent years to
support increased housing delivery. Of the models listed,
the Development Agreement model has been the most
widely used. However, in supporting increased delivery in a
challenging market, a diverse range of delivery models will
need to be supported and expanded further to maximise
housing provision in the Capital.
Funding mechanisms
At both a national and London level, funding undoubtedly
represents one of the primary barriers to housing delivery.
According to a report prepared by Volterra, a £20bn brick wall
stands in the way of the government’s ambition to deliver its
promise of building 300,000 homes a year in England. This
problem is most acute in London, with an additional £8.6bn
required.7 The Mayor has introduced a range of housing
funding initiatives (see Table 3) to support delivery.
The Government’s Home Building Fund comprises £4.5bn of
government finance designed to support delivery of homes
and administered by Homes England. Whilst this is a national
initiative, there is evidence that this is supporting housing
delivery in London. Most notably, earlier this year, it was
announced that two new neighbourhoods are to be built at
the Queen Elizabeth Olympic Park following a funding injection
from Homes England. This comprises more than 1,500 new
homes, including 450 affordable homes.
An additional notable funding mechanism is the Housing
Infrastructure Fund (HIF). This was launched in 2017 and is
a government capital grant programme. In October 2018,
Homes England awarded £291m of forward funding under
the HIF to the Docklands Light Railway Accelerated Growth
Programme, and the GLA has submitted a further four HIF
bids relating to Old Oak Common, Meridian Water, Royal
Docks and the East London line.
Lichfields, ‘House Building Statistics,’ November 2018
GLA Housing Starts on site and completions to end of December 2018
4
Centre for London, ‘The London Intelligence,’ Issue 7, 24th January 2019
5
Centre for London, ‘The London Intelligence,’ Issue 7, 24th January 2019
6
London First, ‘Who holds the key to unlocking London’s Opportunity Areas,’ 23rd January 2018
7
Volterra, ‘Hard Choices: How much should the nation spend on building new homes?’ Sept 2018)
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Housing delivery mechanism

Other Affordable
Rent

Social Rent

Other
Intermediate

London Living
Rent/Shared
Ownership

Affordable
Tenure TBC

Total Affordable
Starts

Table 2: GLA Funded Housing Starts (April to December 2018)

Homes for Londoners 2016-21

759

1,324

297

3,103

184

5,667

2015-18 Programme

5

0

0

4

0

9

Housing Zones

97

11

0

122

0

230

Care and Support

0

0

0

0

0

0

Supported/Specialised Housing 2016-21

0

3

0

0

54

57

Tenant Incentive Scheme

103

0

0

0

103

103

Total

964

1,338

297

3,229

238

6,066

Table 3: Mayoral housing initiatives 8
Homes for Londoners:
Affordable Homes Programme
(2016-2021)

Mayor Sadiq Khan has secured more than £4.8bn from the Government to
help start building at least 116,000 affordable homes by March 2022. This
includes the Mayor’s Innovation Fund which provides funding for innovative
ways of delivering more affordable homes in London. This could take
the form of offsite and precision manufacturing of homes. Of the 6,066
affordable home starts in the period April to December 2018, 5,667 of
them were provided for under this programme.

London Housing Bank

The £200m London Housing Bank provides loan funding to accelerate the
development of up to 3,000 homes. The low cost loans mean more homes
can be developed at a faster rate, particularly on large multi-phased sites.

London Community Housing Fund

This new £38m fund for community-led housing is designed to enable
Londoners to play a leading role in building new social rented and other
genuinely affordable homes for local people.

Homebuilding Capacity Fund

The Mayor is making up to £10 million of revenue funding available for
councils to deliver new approaches for increasing housing delivery. There
are 4 key areas where councils can bid for support:
–
–
–
–

8

Delivering a new generation of council homes
Increasing housing supply by supporting the development of small sites
Proactive planning in areas with significant growth potential
Ensuring optimal density of new residential developments.

Guardian, ‘Sadiq Khan makes rent control key plank of mayor re-election bid,’ 23rd January 2019

Table 4: Housing delivery models
Direct Public Sector Delivery

The delivery of new housing through on-balance sheet development projects,
usually but not exclusively on council-owned land. The project sizes are typically
two-to 10-dwelling infill developments, though some councils are delivering
schemes over 100 homes.

Wholly-Owned Public Vehicle

A company with the specific aim of undertaking property development, usually
but not exclusively on council-owned land. These vehicles are generally in the
form of a Limited Company in which 100% of the shares are held by the council.

Development Agreement –
Master / Strategic Development Partner

A legal agreement between a landowner and a developer to develop housing and
ancillary uses directly.

Development Agreement –
Direct Development Partner

A legal agreement between a land owner and a developer to develop housing
and ancillary uses directly.

Public/Private Corporate Joint Venture
(JV)

A new development company, typically set up for a specific development project,
owned by a developer and a public body, usually on a 50/50 basis. It is common
for the public body to contribute land and the private partner to contribute
development expertise and finance.

Community-led Housing Development

A community benefit entity, developing affordable, intermediate and market
homes, either self-developed or participating in any of the above as part of an
s106 agreement. These can be on a turnkey basis with an enabling developer
partner, or direct-funded, via grants, loans, community share issues or
purchasers’ equity.

Figure 1: Net additional dwellings for 2017/18
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Figure 2: Contribution of small sites to new London Plan housing target
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Figure 3: New London Plan housing target increase
New London Plan housing target increase
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