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Len Duvall (Chair):  We now move on to Item 5, our discussion on London’s private rented 

sector.  Can I ask Members on this side to introduce themselves to our guests and go round the 

table? 

 

Fiona Twycross (AM):  Fiona Twycross, one of the London-wide Assembly Members. 

 

Onkar Sahota (AM):  Onkar Sahota, Member for Ealing and Hillingdon. 

 

Nicky Gavron (AM):  Nicky Gavron, London-wide Assembly Member. 

 

Tom Copley (AM):  Tom Copley, London-wide Assembly Member. 

 

Darren Johnson (Deputy Chair):  Darren Johnson, London-wide Assembly Member and 

Deputy Chair of the Committee. 

 

Len Duvall (Chair):  Len Duvall, Chair of this Committee but also a London Assembly Member 

for Greenwich and Lewisham. 

 

Paul Watling (Scrutiny Manager):  Paul Watling, Scrutiny Manager for the Committee. 

 

Camelia Thomas (Committee Officer):  Camelia Thomas, Committee Officer for the 

Committee.  

 

Andrew Boff (AM):  Andrew Boff, London-wide Assembly Member. 

 

Roger Evans (AM):  Roger Evans, Member for Havering and Redbridge.  

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Ken Jones, Director of Housing Strategy at the London Borough of Barking and 

Dagenham. 

 

David Montague (Chief Executive, L&Q):  David Montague, Chief Executive, L&Q. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Stuart Corbyn, 

Chairman of Qatari Diar Delancey East Village Operations. 

 



  

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Richard Blakeway, 

Deputy Mayor for Housing, Land and Property. 

 

David Lunts (Executive Director for Housing and Land, GLA):  David Lunts, Executive 

Director for Housing and Land at the GLA. 

 

Len Duvall (Chair):  Can I thank you all for coming.  I think we are going to be directing the 

first lot of questions about supply issues, probably to Stuart, David and Ken, but of course 

Richard or David please do contribute if you think there are some issues that you want to 

comment on or do please come in towards the end.  

 

In terms of the first questions to our key guests, can you briefly explain the models you have 

used to lever in institutional investments into your newly private rented sector?  Stuart, shall we 

start with you and your particular model? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I should 

explain that Qatari Diar Delancey (QDD) is a 50/50 joint venture between Qatari Diar, which is 

Qatar’s sovereign wealth fund, and Delancey, which is a private property company who 

themselves put funds together for a number of investors.  Just looking at Delancey, it is a 

private property company, it looks for opportunities and its approach investment is longer term 

and traditionally in offices, retail and industrial.  The joint venture was brought together 

because of the belief that the private rented sector is an interesting alternative to more 

conventional investment media. Delancey and QDD bid alongside about 17 others, I think, 

originally, as a potential purchaser for the private part of East Village, which in total is 2,800 

homes; the QDD side is just over 1,400.  The Delancey approach was to consider, as part of 

their bid, letting at least 75% of the homes that Delancey – now QDD – will get and possibly 

selling 25%.  The intention is to regard this as a long term investment and QDD Delancey were 

chosen, at the end of the day, presumably because the figure they offered was more than the 

other 17 or whatever it was.  Does that help? 

 

David Montague (Chief Executive, L&Q):  We are not initially seeking institutional 

investment.  Housing Associations generally, including L&Q, are in a fairly enviable position 

because we have a strong track record of raising finance in the capital markets using our own 

balance sheets, so we have the capacity and the cash to invest using our own resources.  L&Q 

plans to invest £250 million into 1,000 market-rented homes, all in London, over the next two 

years. We are about £150 million through that £250 million programme using entirely our own 

cash.  We expect to complete this acquisition during the course of the next two years. 

 

We have started a conversation with the main institutional investors to ensure that by the time 

we get to the end and have something big enough to be of interest to those investors that they 

will have an intimate knowledge of that stock and therefore be more inclined to invest.  We are 

building that relationship and their confidence.  In two years’ time we will have a number of 

options.  The first is to retain the stock and use our own cash.  The second is that we can take 

the portfolio off balance sheet, we could secure institutional investment which helps us to 

replenish our own balance sheet and then start again and recycle our own cash.  The third is 

that we could tap into the government bond guarantee programme.  It could be a mixture of all 



 

three of those things but we are using our own cash now, building up a portfolio, developing 

the confidence of the institutional investor to make it easier when the time comes.  

 

Len Duvall (Chair):  Ken, in terms of the scheme you are developing, would you like to briefly 

outline that. 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Yes, three different takes actually, it is quite interesting.  Ours is on the basis that 

we have brought in institutional investment to bring development to two sites within Barking 

and Dagenham.  477 homes, we have started onsite.  The difference is that these are all 

affordable homes with a mix of rental.  We have a proportion at very close to social rent levels, 

another tranche at around about 65% of market [value] and the remainder and majority at 80% 

of local market [value].  We did this on two sites that were owned by the council so they had 

put the land into this scheme for free.  The council manage and maintain the units and there is 

a complex lease arrangement with the funder.  At the end of the lease period the properties 

come into full ownership of Barking and Dagenham Council. 

 

Len Duvall (Chair):  Will they be your tenants, as such, or will they be tenants of another 

organisation? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  They are the tenants of the special purpose vehicle that was established under 

the local education partnership that we established some years ago, to deliver Building Schools 

for the Future (BSF). 

 

Onkar Sahota (AM):  About the East Village project: why did the business model work for you 

on this project and what did your investors do best in this particular project? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  In simple 

terms it is an alternative asset class in property, rather than retail, office or industrial.  

Residential for rent is seen as an alternative to those.  I think people tend to forget that it was a 

perfectly normal asset investment for pension funds and insurance companies even through 

until the 1960s, maybe the early 1970s.  A lot of insurance companies and pension funds held 

quite substantial holdings in residential property for rent.  It was legislation that gradually killed 

it off really, and most of the funds opted out of that side.  We think that it is a perfectly good 

investment opportunity; it is a long term investment opportunity.  One of the features with it is 

that it is relatively low in terms of income, so looking at the long term you need to look at both 

income and capital growth.  When comparing the opportunities for the private rented sector 

over the longer term, the belief is that on behalf of QDD it is a good long term alternative.  

 

If you have not seen it, it is worth looking at the Investment Property Databank (IPD) figures 

for last year.  It is an independent group that analyses institutional portfolios of the property 

market. One of the things that it demonstrated for 2011 was that, over the previous 10 years, 

residential property has performed better than the more conventional opportunities of retail, 

industrial and office.  The IPD figures use a number of portfolios where residential rented 

property is an important part, so they are using actual figures to demonstrate what they think 



  

the performance has been.  It is only over the last three or four years really that there has been 

enough evidence of how the residential market has evolved for IPD to do an analysis of 

residential in the same way as they have for many years on office, industrial and retail. 

 

Onkar Sahota (AM):  Are you charging market rent? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  They would be 

market rent, yes. 

 

Onkar Sahota (AM):  Were there any special features of this project that made it more 

attractive to you? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  The scale.  

 

It is almost unprecedented to get something of this size really.  To have 1,400 flats and we 

should not ignore the affordable housing element that First Base have, which is almost 1,400.  

To have 1,400 flats, 1,000 – whatever we decide we are going to let – is a scale that is almost 

unimaginable really.  There is a portfolio of London & Stamford’s that it is worth your while 

looking at if you have not done so already, that is on the market at the moment and they have 

about 300 flats around London with 50 flats here, 30 flats there.  This [project] is on an 

enormous scale, which is a strength and a weakness obviously, in investment terms.  The great 

strength we see is that it means we can manage the portfolio ourselves and that to us is one of 

the key features about this. 

 

I retired four years ago from running something called the Cadogan Estate, which is one of the 

old family estates that still has substantial holdings in London.  We had substantial residential 

property, traditionally on long leases, but from 1988 onwards Cadogan began to build up a 

bigger private rented sector.  It still has some old statutory tenanted properties but also we were 

beginning to build up private rented sector properties which we managed ourselves.  The secret 

of it is really the sort of service and relationship you can build up with your occupiers, which is 

fundamental in this sort of thing.  They are people’s homes, you need to have a relationship 

with them rather than farming it out to an agent.  There are two issues in farming it out: one is 

the cost of management in fees.  The cost of repairs and all the rest of it is the same however 

you approach it but it is the cost of management and the cost of lettings. 

 

Onkar Sahota (AM):  There is potential on this site for 2,000 further houses. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Yes. 

 

Onkar Sahota (AM):  Do you intend to exercise that right? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Well there are 

six development sites with outlined consent for a further 2,000 flats.  We are investigating the 

detail of that.  We are looking at each of those sites in more detail at the moment just to satisfy 

ourselves that 2,000 is the right sort of number.  One of the issues with one of the sites is that 

outline consent is for a 50-storey building.  One has to question whether that is an economical 



 

thing to build, so we might decide that it would be better to put up a 35-storey tower than a 

50-storey tower.  Then quite how we go forward has yet to be determined; whether we develop 

those sites ourselves, whether we sell one or two of them. There is a lot more work we need to 

do on that.  At the moment, as I am sure you appreciate, we are concentrating on how we get 

ourselves organised for the receipt of 1,400 flats that are going to be delivered over a six to 

nine month period from the middle of next year.  That is a fairly stimulating task ahead of us. 

 

Onkar Sahota (AM):  As part of your appraisal of the building of these 2,000 flats, do you 

think that you might require any public subsidy? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  No, as far as 

QDD is concerned the bid they made that came out on top of the list assumed that there would 

be no subsidy.  It assumes we will be funding everything ourselves.  The purchase price for our 

bid was £557 million for the 1,400 flats plus the six development sites.  A lot of what we would 

do is put in our own equity; both Qatari Diar and Delancey will put their own equity in.  There 

will be borrowings but we are not thinking that we need to go to anybody else for any subsidies. 

 

Onkar Sahota (AM):  Have you looked at any other sites in this country that might be 

suitable? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Yes.  Delancey 

on their own own a site in Elephant and Castle which I am not involved in but I think it is 

capable of taking 350 flats, something of that sort of order.  Delancey continues to look at 

other opportunities.  The Delancey belief – and this may involve Qatari Diar or not, time will 

tell – is that the private rented sector is a significant opportunity in property terms.  It is not a 

quick fix; it is something you have to accept is a longer term investment rather than instant 

success.  It requires a lot of nurturing to make sure you can achieve some satisfactory returns 

out of it. 

 

Onkar Sahota (AM):  Are there any barriers you are aware of that prevent investment 

companies going into this sector and could the Mayor do anything to assist with that process? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I think 

perhaps the most important thing is for the institutional investment market to see what is 

happening.  One of the things we have certainly heard from people is how they will be watching 

the East Village.  Some people have called it an experiment; you do not experiment with 

£550 million.  We think it is a perfectly sound investment.  It is unusual in this country because 

the private rented sector is relatively young.  I know the legislation changed in 1988 but it has 

taken quite a long time for people to begin to accept that the private rented sector is something 

that has a sustainable future.  One feature that is terribly important is that talk of rent controls 

and the reintroduction of security of tenure is something that really needs to be put on one 

side.  It is not that long ago that all those situations were relaxed and for the institutional 

market to think that there may be reintroduction of controls is very off putting.  That is one 

side. 

 



  

The other is that for institutions, residential property management is very intensive.  It is quite 

difficult not to do it yourself, either by using agents or by literally doing it yourself, but that is 

not what institutions tend to do.  That is why, for institutions, the attractions of retail, office 

and industrial investments are relatively straightforward because there will be 5, 10, 15 year 

leases on full repairing terms.  The detailed management is not something that is there in the 

way that it is with residential. 

 

Onkar Sahota (AM):  You are saying that people have been slow to realise that this is a good 

sector to be in, but I guess that is a reflection of the economic climate, that we now have a 

huge mismatch between supply and demand. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  No. 

 

Onkar Sahota (AM):  Or do you see this as being a steady sector long-term, regardless of 

what happens? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I worked in 

Holland for a number of years in the 1970s and early 1980s and renting in the private rented 

sector is a perfectly acceptable way of occupying property in a lot of other countries.  When I 

joined Cadogan in 1986 I was horrified to hear quite senior politicians describe people who 

rented as second class citizens.  There was such a focus on owner-occupation, to some extent 

helped by the fact that residential prices were going up at fairly alarming rates at times so it was 

quite natural for people to want to own if they thought they were going to get capital growth as 

well, but there comes a point when it is just too much. 

 

The change in 1988 when the Housing Act was introduced gave people the opportunity to rent 

and gave landlords the opportunity to feel that they could make property available for rent 

without the rent officer being there from day one saying, “Oh, the rent you’ve agreed between 

yourselves is three times the level I’m going to tell you it should be and these people are going 

to be able to stay there indefinitely.”  That was not something that happened; 1988 was a major 

change.  People like Cadogan and Grosvenor and other private property companies did start to 

invest in the private rented sector because they were a bit more flexible.  Institutions have taken 

a long time to get to it.  There is definitely interest from institutions now.  One I was talking to a 

couple of days ago about a development potentially for the private rented sector was concerned 

about being involved in a development and buying into something where there was no known 

income. They were having to speculate about what sort of income might come out of it which is 

not something that institutional investors really want to do.  They like to buy something with a 

visible income stream. 

 

Andrew Boff (AM):  Mr Corbyn, you have just talked about the prospect or talk of rental 

controls and legislation on security of tenure and that those things can potentially put investors 

off making the kind of long term commitment that we would need for a strong institutional 

private rental sector.  Earlier you said that something happened in the 1960s that effectively 

made it less attractive.  Where those the same issues or were there other legislative changes in 

the 1960s that did that? 

 



 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  No, rent 

controls were first introduced in the First World War as a temporary measure.  The temporary 

measure carried on for a bit longer than the First World War.  Ever since then there was the 

intention to remove controls but then they went back on.  I think there were attempts in 1957 

to relax controls but they came on again in 1965.  I think one needs to look at the history of the 

private rented sector to understand where we might be going now.  

 

The other thing from my point of view is leasehold enfranchisement.  Although people may say 

leasehold enfranchisement has absolutely nothing to do with the private rented sector, the 

extension of leasehold enfranchisement in 1993 and changes in 1996 and 2002 make long 

term – leases over 21 years – unthinkable for an investor, because somebody has the right to go 

for a 90 year extension or buy their freehold. 

 

There has been so much evidence over quite a long period of time of political involvement in 

the housing market that there isn’t now really an opportunity for investors to be involved in 

long-term residential properties.  There are plenty of opportunities as the legislation stands at 

the moment for the private rented sector, and on the basis that the private rented sector is seen 

to be one of the opportunities for increasing the supply of residential accommodation it needs 

support rather than risk of attack.   

 

Andrew Boff (AM):  Without those legislative constraints would you see an opportunity for 

yourself to be able to offer relatively long leases?  Some people in London are used to only 

being offered one year leases - and on this I declare an interest - and that is a real problem for 

many families. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I accept that 

entirely.  At Cadogan we did not offer one year or six month leases, we offered three year leases 

or we offered a year with a tenant’s option for the second year or a tenant’s option for the 

third.  We only picked three years because we felt it was a reasonable length of time for most 

people and there were escape routes for them so they did not have to stay for the three years.  

If people came along after the second year and said, “Well actually I know I want to stay here 

longer now,” from our point of view there was no difficulty whatsoever in granting a longer 

lease. 

 

Our thinking at East Village is to think about longer leases.  We have thought of three years, we 

have thought of five years, we have not yet come to a decision about it.  On the basis that what 

we think the private rented sector is about is offering people a chance to have their home as 

somewhere where they rent rather than having to buy; it is quite natural that people want more 

than 12 months.  There is absolutely nothing within the legislation at the moment that prevents 

people from granting longer leases. 

 

I think again something else you might like to look at is a report produced by Shelter a month or 

two ago.  Shelter have come up with what they call the ‘stable rental contract’ and they are 

suggesting a five year contract with annual CPI increases.  Again at Cadogan we had annual 

retail price index (RPI) increases and we would think of something similar for East Village; all of 

that is perfectly possible.  The slight challenge comes if you are granting a lease for longer than 



  

seven years because with those, a landlord is entitled to offer those on a full repairing basis, 

whereas a lease for fewer than seven years is internal repairing only.  On a five year lease the 

landlord picks up all the costs for external repair and maintenance, for the repair, cleaning, 

decoration of the common parts, the maintenance of the lift. All those things are a landlord’s 

cost and are not recoverable by way of any supplementary service charge.  Whereas, on a lease 

with seven years or over it is possible for it to be a full repairing lease.  It is just one of the 

quirks of landlord and tenant legislation. 

 

Andrew Boff (AM):  I did not know that.  This has been an education, thank you very much. 

 

Nicky Gavron (AM):  Just to follow up on that, I heard you earlier talk about how this is not 

easy to establish, how you need to foster and nurture.  How far is this granting longer tenancies 

part of that fostering and nurturing? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Again if I can 

encourage you to look at the Shelter report.  Shelter, in their report is a report from Jones Lang 

LaSalle (JLL).  They went to them for advice on the benefit of longer term tenancies and I think 

the five year tenancy was something that JLL was suggesting.  One of the issues for landlords in 

the private rented sector is vacancies.  If you have somebody staying for two years and then 

they decide to go, you might have to redecorate, you spend time while you are redecorating, 

you then have to go and find tenants against; the cost is enormous and the outgoings in private 

renting is something like 30%.  If somebody says to you, “This flat is £200 per week,” as far as 

the landlord is concerned it is not £10,000 a year, it is probably £6-7,000 a year because of all 

the costs you lose.  If you include in that the vacancy element it is unpalatable.  So from a 

landlord’s point of view what you really want to do is encourage people to stay longer.  The JLL 

report suggested and Shelter believe that if landlords use annual indexation, whether RPI or 

consumer price index (CPI), it is not as impressive as the odd figures you hear of a 20% uplift, 

but those figures are pie in the sky really.  From a landlord’s point of view to feel that you have 

somebody with you for three or five years, they enjoy living there, you enjoy them, you 

encourage them to stay. Not only do you have an easier life than having nightmare tenants but 

you also have the benefit of people staying so you have a steady rent flow. 

 

Nicky Gavron (AM):  This is very interesting.  This is presumably easier to fulfil because you 

are managing your own properties as opposed to employing a letting agent. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  It should be 

possible to do it even when you are using a letting agent.  There is almost a belief with 

residential lettings that you should not go for more than a year.  There are a number of people 

who think that an assured short term tenancy can only be for a year, which is absolute rubbish; 

it can be for longer, there is no problem about that whatsoever.  If you are an institutional 

landlord with shops or offices, you want your tenants to stay.  You are certainly hoping that you 

are going to get rental growth.  Nobody is going to think that this has to be flat rent but you 

are hoping to get rental growth because you are hoping that people enjoy staying there, you are 

hoping that other people think they like the area, that they know you are a good landlord and 

looking after things properly.  So actually, if there is a choice between going with somebody 

who is only offering six or 12 months who may not be that great a landlord on the one hand, 



 

and you have somebody who is trying to do their best to make sure that your home really does 

feel like your home on the other, then you are getting a better rent out of it. 

 

Nicky Gavron (AM):  This is so fascinating. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  This is no 

different to what people like Cadogan and Grosvenor have been doing for some time. 

 

Nicky Gavron (AM):  Can I ask how many of your 1,400 homes are going to be family sized? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I should have 

the figures off the top of my head but I do not.   

 

Nicky Gavron (AM):  Two plus children? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  It is a 

mixture of one, two, three and four bedroom flats. 

 

Nicky Gavron (AM):  Do you think that the tenancy arrangements might differ for families 

who might need longer term stability? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Again, all I can 

do is really use my past experience where a lot of the flats we had were family flats for people 

with children, and three years was good. It was not because they knew that at the end of three 

years they were going to be on the street, it was because three years suited them and they 

would come back and ask for more. 

 

Nicky Gavron (AM):  Right, thank you. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  East Village is 

going to be slightly different because of the scale of it but one of the attractions of it is that 

there is a school there for 1,800 pupils. We think that that is an attraction for families wanting 

to come there.  We had some informal pitches from agents just to see if we wanted to use an 

agent as part of the letting process.  I think all of them said, “Oh well you’ll be letting for six or 

12 months,” and of course the bigger flats will be for sharers.  There might be some sharers but 

there is this psyche that renting is for people that want to share and not so much for families.  

Quite a lot of the evidence is that there are families who actually want to rent these days, not 

just because they cannot afford to buy but because it is a lifestyle choice.  I think enough 

people perhaps have seen just how expensive the buying and selling process is, and over the last 

few years we have all been able to demonstrate that prices can go down as well as up, so for a 

lot of people buying is not necessarily a choice they want to contemplate. 

 

Nicky Gavron (AM):  This might seem a strange question to you, but can you imagine a 

situation where, if this market sector really flourishes, one could cross subsidise for rents that 

are not market rent?  Below market rent? 

 



  

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  The one thing 

we would not want to do is to take business away from First Base who have almost 1,400 social 

rent intermediate ones beside us. We will be trying to make sure we do not step on each other’s 

toes.  It is not the sort of thing that a landlord necessarily wants to publicise but every now and 

again you do try to help people in a way that does not necessarily mean you are going for the 

higher rents.  

 

Landlords do want to keep tenants and there will be times when people struggle to pay rent.  I 

am quite sure we are not going to suggest having our own affordable housing category and we 

will go for intermediate rents.  There are other people that are there for that sort of thing and 

L&Q, whoever, are providing very good opportunities within that market. 

 

Nicky Gavron (AM):  Fair enough, thank you. 

 

Tom Copley (AM):  A quick one on the lengths of tenancies and lettings agents.  I think you 

are right, I think most people do assume it is a 12 or six month contract. However,.do you think 

one of the issues is that the interests of landlords and the interests of lettings agencies are not 

necessarily in alignment and actually, where it is in the landlord’s interest to have stability and 

longer tenancies, letting agents prefer a bigger turnover and bigger rent increases.  Do you 

think that is a problem? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I am sure you 

are right that there are some agencies that think like that.  To come along and ask for 10% 

every year is a lot better than only getting 10% every five years, but I think there are plenty of 

agencies that genuinely believe that the market wants annual tenancies.  There is plenty of 

evidence around of people that do want that.  I suppose it is easier for a large landlord to know 

how to deal with their agents and it may be from somebody who only has one flat or house that 

they want to let and they may not have the knowledge that a professional landlord has. 

 

Darren Johnson (Deputy Chair):  Thank you, a question for David [Montague].  L&Q has 

embarked on this building of 1,000 homes in the private rental market which is a new venture 

for you.  What are the risks and opportunities inherent in this approach? 

 

David Montague (Chief Executive, L&Q):  Obviously there are a number of risks and the 

first is financial. We are investing £250 million and we would not want to lose it, but the golden 

rule of investment is that you only invest what you can afford to lose.  We have set aside 

£250 million and we know that if that £250 million does not see the light of day for many, many 

years it does not affect L&Q’s core business.  We can still deliver the other 10,000 homes that 

we have in our pipeline, invest in our existing stock and provide a good service to those 

residents.  We believe we have the financial risk covered off.  Related to that – 

 

Darren Johnson (Deputy Chair):  Just on the financial risk, who do you think is going to be 

taking on this debt, this £250 million? 

 

David Montague (Chief Executive, L&Q):  Initially we are funding it from our own cash but 

it is our intention two years on to seek third party institutional funding. We are already having a 



 

conversation with the institutions and building their knowledge of our sector, of L&Q, of the 

stock, the portfolio that we are building.  We are very keen to explore the new government 

bond guarantee which I think opens up a whole new world of investment potential in the market 

rented sector.  If all else fails, we will continue to borrow on our own balance sheet and invest in 

that way.  We would prefer to raise third party finance because it protects our existing balance 

sheet for investment in affordable housing. 

 

Darren Johnson (Deputy Chair):  So your plan B if you cannot offload the debt is that you 

will continue to carry that. 

 

David Montague (Chief Executive, L&Q):  Yes, and so we have deliberately set it at a level 

that we could carry if we had to but it is not our intention.  We will be able to do a lot more if 

we can secure third party debt.  We will limit our exposure to £250 million if we cannot. 

 

Darren Johnson (Deputy Chair):  Are you anticipating letting these homes at some market 

rates and introducing longer tenancies or are you simply providing a private sector model and 

competing with the private sector? 

 

David Montague (Chief Executive, L&Q):  We are targeting the core rental market which in 

London is £1,000-1,500 a month.  Initially it is a pure market rent proposition.  We are very 

keen to offer longer tenancies so we are offering that flexibility.  We are already speaking to 

Shelter about their own standard and we are keen to be an early adopter.  We want to target 

the more affordable rent of the market rented sector.  Over the longer term we think in return 

for our residents signing up to a longer tenancy we can offer greater certainty in relation to 

future rent increases and we want to hold back the potential to convert this portfolio into 

affordable rent at a later date.  Let us hope the country returns to growth one day and that the 

prospect of capital grant returns.  At that point we can convert some, or all, of this portfolio to 

affordable rent with the help of capital grant. 

 

In the meantime we will make a profit from our market rent portfolio and we will use that profit 

to fund more affordable rent.  More roads lead towards more affordable rent. 

 

Darren Johnson (Deputy Chair):  Is that the entire rationale for the project or are there other 

factors? 

 

David Montague (Chief Executive, L&Q):  It is our starting point.  We are a social business, 

we own and manage 70,000 homes, the vast majority of which are on social, affordable rents. 

We see this as a way of generating cross-subsidy so that we can continue to grow our affordable 

rent portfolio regardless of whether or not there are capital grants, so that is our primary reason.  

We also see failure in the market rented sector.  We have concerns about quality, security and 

affordability and we believe that that is what the housing association brand stands for. 

 

Darren Johnson (Deputy Chair):  Do you think there are potential risks for your mission as a 

social housing provider also being a provider of private sector housing? 

 



  

David Montague (Chief Executive, L&Q):  Yes, there is a risk, but to put this into context we 

are talking about 1,000 homes – 

 

Darren Johnson (Deputy Chair):  Presumably if this is a successful model you will want to 

repeat it and maybe build lots more homes. 

 

David Montague (Chief Executive, L&Q):  Yes, we will, but our primary object is to invest in 

more affordable housing.  We have set aside £1 billion to invest in affordable housing. £1 billion 

of our own money and £250 million of that is for market rent.  Social housing, affordable 

housing will always be the mainstay of what we do. 

 

Darren Johnson (Deputy Chair):  Have you been in touch with other social housing providers 

about this model?  Is there interest from other bodies in the sector? 

 

David Montague (Chief Executive, L&Q):  Yes there is.  I am a member of G15 which 

represents the 15 largest housing associations in London.  Together we own 4,000 market 

rented homes, we manage a further 4,000 and we have ambitions to grow by another 4,000 so 

we are fast becoming the largest market rented landlord in London.  We are keen to explore the 

potential of further growth.  Many of us are already doing so and we have an appetite to do 

more, but to do more we need access to land, finance and so on. 

 

Darren Johnson (Deputy Chair):  In order to guarantee institutional investment how 

attractive does the proposition need to be?  

 

David Montague (Chief Executive, L&Q):  This is something that we are currently working 

on.  Our current portfolio generates a yield of around 5.5%. That is the rent expressed as a 

proportion of the market value of the property. However, once you take out the management 

costs the yield that you generate is around 4% and that compares to a yield on commercial 

property of perhaps around 6% to 7% so it does not compare particularly favourably.  It is our 

view that if we can move from a net yield of around 4% to a net yield of closer to 5% and offer 

the prospect of inflationary growth on top of that 5% then it starts to become more attractive.  

That is a real challenge though. Going from 4% to 5% is going to be hard work. 

 

Darren Johnson (Deputy Chair):  Do you finally want to say something about the risks 

there? 

 

David Montague (Chief Executive, L&Q):  I have mentioned finance funding.  One of the 

risks is bound to be reputational. People may see this as social landlords moving away from their 

social mission and for that reason we are keen to protect the vast majority of our balance sheet 

for investment in our social mission of £1 billion of investment over the next four years.  We 

have just set aside £100 million for an L&Q foundation to support our charitable mission.  The 

other key risk is management, but we have a 50 year track record of managing residential 

properties so we think it is one we can manage. 

 

Len Duvall (Chair):  Can I just ask about assembling the portfolio of 1,000 properties?  We 

have heard that scale is important and management is important.  Is it envisaged that you are 



 

looking for a big development opportunity to go into or will you scatter it over a geographical 

area? 

 

David Montague (Chief Executive, L&Q):  At the moment it is geographically scattered.  We 

have homes in Catford, Sydenham, Kennington, Baker Street, City of London – all over London.  

It is our intention in the longer term to build to let and we are looking at opportunities, for 

example in Lewisham, where we can develop on a large scale at market rent. 

 

Len Duvall (Chair):  On this particular project, the 1,000 homes are likely to be new builds and 

part of newer developments that you are going to seek to identify? 

 

David Montague (Chief Executive, L&Q):  That is right.  At the moment it is a combination.  

The majority are new build, we are converting some of our existing homes that we bought on 

the market to use as a decant in regeneration schemes.  As our residents move back into their 

new homes we will let these homes on a market rent, but the vast majority are new build so we 

are tapping into our own pipeline and we are having conversations with house builders about 

tapping into theirs as well.  In the longer term we are keen to seek land opportunities to build to 

let. 

 

Nicky Gavron (AM):  Can I just ask, in the past the Housing Association – this may not have 

been true of L&Q, I should know but I do not – would have cross subsidised in the way you 

were describing by building homes for sale.  Is the new sector, building for letting at a market 

rent, is that in place of homes for sale? 

 

David Montague (Chief Executive, L&Q):  No, it is as well as.  In L&Q’s case we have a 

10,000 home pipeline of which roughly half are for sale.  The half that are for sale are a mixture 

of affordable home ownership and typical house builder sales.  We are still very much in the 

market for sales, bearing in mind we are predominantly a London based organisation it is still a 

risk that we feel we can take.  However, there is a limit to the amount of sales risk that we are 

prepared to take.  There is a limit to the amount of affordable rent risk that we are prepared to 

take, so we see market rent as sitting in between those two tenures, taking the risk out of both 

extremes but enabling us to cross subsidise over the longer term. 

 

Nicky Gavron (AM):  Let me just understand this, now you have got more tenures than you 

used to have.   You have sale, part rent part buy, full market rent, affordable rent and social 

rent. 

 

David Montague (Chief Executive, L&Q):  That is right. 

 

Nicky Gavron (AM):  It will be interesting to see how that breaks down across your portfolio. 

 

David Montague (Chief Executive, L&Q):  At the moment, of our 70,000 homes around 

55,000 are the old social rent and the rest are either low cost home ownership or homes for sale 

where we have retained a freehold interest.  This is something that is still under discussion but 

the model is likely to be 50% sale, 50% rent and it is also likely to be -- 

 



  

Nicky Gavron (AM):  Sorry, 50% sale 50% -- 

 

David Montague (Chief Executive, L&Q):  50% sale, 50% rent. 

 

Nicky Gavron (AM):  Rent. 

 

David Montague (Chief Executive, L&Q):  It is also likely to be 50% market and 50% 

submarket, so within the sale there will be an element of submarket and market sale.  Within the 

rental element there will be a proportion of submarket rent and market rent.  The split is 50% 

market 50%, submarket; 50% sale, 50% rent. We believe that that is a sustainable model going 

forward. 

 

Nicky Gavron (AM):  Thank you. 

 

Fiona Twycross (AM):  Just in terms of the borough’s scheme to deliver nearly 500 new 

homes at a mix of submarket rents, I am particularly interested in how you managed to secure 

guarantees in relation to the submarket rent levels, what proportion of family homes there are, 

and the broad spread of the types of tenancies you have in the 500 homes. 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  The council guarantees the yield, the return to the institutional investor; that was 

determined at the outset of the arrangement.  Again there are lots of echoes from things that 

were said earlier on in terms of the appetite of the institutional investors and the understanding 

and also the synchronisation with the council’s interest and the investor.  The investor was 

looking for a long-term safe yield. We are long term as a council.  They wanted to ensure that 

there was good management and maintenance of the properties and the council wants to 

ensure that is the situation as well.  They did not want anything to damage their reputation, so 

there was a real convergence of interests.   

 

It was then about whether we could make the deal work.  Could we look at the business case for 

this with the rental levels, and picking up the point about cross subsidy, that happens within our 

model.  The final breakdown between the 80% market, the 65% market and the very close to 

social rent level was finely balanced to ensure that we could deliver the yield to the investor, 

cover all the management and maintenance costs and the other costs.  The yield to the investor 

is on the basis of RPI and our rental increases are at RPI plus 0.5%, so you see that, assuming 

we manage the whole thing correctly and efficiently, there should be that margin within the 

model itself.  The council guarantees that return to the investor.  

 

Turning to the other parts of the question, the council manage, maintain and let the properties.  

One thing I do need to say though that is really important is that, at the outset for us and 

everything we do in terms of housing in Barking and Dagenham, there are twin objectives: it is 

about regeneration imperatives, the physical, social and economic regeneration as well as 

meeting housing need.  The important point for us in this was for those higher rented 

properties, the ones at 65% and 80% of the market, is that they are marketed to local people in 

employment whose incomes are such that the rent is a maximum of 35% of their net household 

income.  Therefore, from the beginning there was another objective about reaching a new 



 

constituency of people who have probably been locked out of home ownership, albeit perhaps 

by choice, taking Stuart’s point earlier on, or by necessity in that they cannot get into home 

ownership.  It was really important to us that we provide an offer for that constituency of local 

people in employment. 

 

Fiona Twycross (AM):  How did you manage to attract the investment interest into this 

project?  Was that mainly through the guarantees that you offered? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  If I just go back, these were two estate renewal sites.  If we had sunk the entire 

nation’s Decent Homes budget into these two sites we would have had nice kitchens and nice 

bathrooms, but frankly these were failing communities apart from anything else; they were 

unpopular.  We decanted these two estates and demolished.  The key from the council’s point 

of view was taking a long term view.  We were not going to take a short term view, where we 

just wanted a cash receipt in some sort of fire sale and to bring in a developer; we were looking 

at a long term relationship.  We had already put into place our local education partnership and 

with great foresight – not on my part I should add but on the part of the council – within the 

scope of the local education partnership we also had housing development and other forms of 

regeneration.  It was natural that we would use that vehicle with a special purpose vehicle 

underneath it.  We then, through that, procured the institutional investor. 

 

Fiona Twycross (AM):  I think you mentioned that the council manage the properties. 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Yes. 

 

Fiona Twycross (AM):  Will nomination rights from other boroughs be available? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  There is no grant going into this scheme so it sits outside the nomination sharing 

arrangements subregionally and indeed any pan-London arrangements that might be in place.  

What I would say though is that in terms of the 65% market and the 80% market there is a kind 

of cascade so it goes local tenants in employment, to local applicants in employment, and then 

assuming we get to this point, it is people across London in employment. 

 

Andrew Boff (AM):  I know the Secretary of State has relaxed the rules about the local 

government pensions funds being able to be used to subsidise local housing schemes.  To what 

degree have you taken that into consideration? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  I should say that we are exploring a whole range of delivery methods.  This is one 

of them, delivering 477 homes.  We have used to the maximum the freedoms that we had under 

the Housing Revenue Account (HRA) self-financing and we would like to do even more on that. 

We are developing traditional council housing through some judicious use of the headroom that 

we had but also in terms of taking a really long term look at our asset base and asking what the 

best way to go forward is and where we should be putting our investment.  We are also having 



  

discussions with other investors on other schemes which are slightly different to the one I have 

just described.  

 

Andrew Boff (AM):  The acid test is are you happy for your pension to go into this? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Yes, I would be. 

 

Andrew Boff (AM):  Good, right answer. 

 

Len Duvall (Chair):  Any further follow up questions? 

 

Tom Copley (AM):  Yes, just on that point about local authority pension funds but can I ask 

Richard [Blakeway] what consideration has been given to leveraging the London pension fund 

to deliver institutional investment in housing? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Well there has been 

consideration given to it.  We are in discussions at the moment with the London Pensions Fund 

Authority (LPFA) about whether they would be interested in investing in a vehicle for new build 

residential but those discussions are ongoing.  We will probably come onto it later but there are 

lots of reasons why institutions have not invested at the scale, partly getting scale, partly 

planning risk, partly development risk, partly rent management.  However, we are confident we 

can remove some of those obstacles and therefore attract LPFA and others.  

 

Tom Copley (AM):  So you are quite optimistic about this? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes. 

 

Tom Copley (AM):  Just finally, is there any sort of timeframe? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Some of this links to 

the measures announced in the Government’s housing stimulus in September around the 

guarantee, the equity fund and so forth.  Obviously there are discussions with the Department 

for Communities and Local Government (DCLG) and the Treasury around that.  Once the detail 

has been finalised then obviously there is a clearer product for pension funds to invest in. 

 

Len Duvall (Chair):  We are going back to questions to all guests now. 

 

Andrew Boff (AM):  Yes, to all the guests really, what distinguishes the UK from other 

countries in the world where institutional investment is easier and has been more successful?  

What are the key factors that we need to address in the UK? 

 

David Montague (Chief Executive, L&Q):  The key issue is that there is an established 

market which goes back many generations in other countries.  As Stuart [Corbyn] said it is a 

relatively new market in this country so there is a high degree of nervousness about yields, 

about management, uncertainty about capital growth and it is going to take a long time to 



 

establish confidence in the marketplace which is why projects like Stuart’s, Ken’s and L&Q’s are 

so important.  We need some exemplars to show how it works in order to attract institutional 

investment at scale. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Can I jump in on 

Andrew’s comment, I want to bowl a statistic at you Andrew, which is that apparently the 

London School of Economics (LSE) found that in America, 75% of private rented units are 

funded by non-corporate individuals or other organisations.  The lesson from other countries is 

that, even though it is a greater feature and there a whole range of differences between the 

market rented sector here and abroad, in some countries the individual as an investor is still a 

huge feature and in American it is three quarters of the stock. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I think that 

even in Germany - people use Germany as an example of a major institutional emboldenment in 

the private rented sector - I think I have read a figure that of the total German private rented 

sector only 20% or so is institutional, the rest is individuals.  So we should not overplay the 

point about institutional investment but there is scope for it.  I do think a lot of it is attitude.  

Years ago people were being told that buying is all important and I personally queried the point 

about council housing being available to buy, reducing the amount of social housing that was 

available at that time.  If we are told that you are a second class citizen if you are renting and 

the attitude is all about owner occupation, it takes a long time before that is going to work its 

way through the system. 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Could I answer in a slightly different way and address the role of councils in this 

and what we collectively can actually do?  I have had discussions with my colleagues across and 

outside London on these issues and I think we could do a lot more.  What we have found is that 

in talking to institutional investors this coming together of what is needed is quite striking.  I 

think local authorities need to do an awful lot more, and some of those things are quite clear: 

take a long term view of things. Do not for goodness sake say “oh let’s have a fire sale, let’s sell 

this off because we need a capital receipt because we have a budget problem”.  Take a long 

term view about the value you will achieve over the period.  Also, be prepared to innovate and I 

think that is in short supply in some places I would say. 

 

You also need to be pragmatic.  If we are going to be really purist and say we just want X 

percentage of social rented properties in the current circumstances and those in a few years, I 

think we are going to do nothing.  So be pragmatic so that you get, as I think Nicky Gavron 

said, that cross subsidy going on.  If you do that, exploit those things and look at the general 

outcomes for the community I think we can do a lot in terms of local government to assist that 

process. 

 

Nicky Gavron (AM):  You said only 20%, which was I think quite a shock to some of us 

because we thought more, was invested by the institutional sector in Germany into the private 

market. 

 



  

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I have just 

checked my figures, I was wrong. 

 

Nicky Gavron (AM):  Anyway, never mind.  What I was interested in was, OK so the other 70 

or 80%, who is doing the investment? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Private 

individuals, small property companies. 

 

David Lunts (Executive Director for Housing and Land, GLA):  According the LSE report, 

61% in Germany was individuals or couples, 17% was institutions and the rest was a mixture of 

cooperative business, churches and others. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I can agree 

one other figure because the figure I have got down here for the proportion of small landlords is 

61% and that was something in the Shelter report. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Just to elaborate, 

this report, which if the Committee has not seen they should see, looking internationally the 

highest proportion from institutional landlords is the Netherlands at 37% or Finland at 37%, so 

that is the highest.  In France it is 3%. 

 

Tom Copley (AM):  For Europe or the world? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  They are looking at 

France, Ireland, Australia – so the world.  There are about 10 countries. 

 

Nicky Gavron (AM):  Netherlands was it? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Netherlands or 

Finland on 37%.  

 

Roger Evans (AM):  Moving on in a similar vein, what do you feel the Mayor can do to 

encourage institutional investment? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I think it is 

worth looking carefully at the Montague report because it is has come up with a series of 

recommendations and there is plenty of good stuff in it.  Sir Adrian Montague consulted widely 

and came up with his recommendations on that basis.  I think that rather than reinventing the 

wheel it would be worth just trying to concentrate on those.  There is a great risk that there will 

be more and more investigations and reports and nothing much will happen.  I think that is 

worth doing really. 

 

One of the things I have found interesting sitting on my side is that one of the things that 

Mayor has been talking about is making available land that the GLA may already own or control.  

There is this issue of value and to what extent public bodies of any sort can actually afford to 



 

throw their land into the pot, virtually for nothing.  If you think of the Ministry of Defence 

(MoD) or health authorities or whatever, they generally need to be able to sell at maximum 

value to be able to apply those funds to other projects they already have.  If the Mayor owns 

enough to land to feel that he can throw that into the pot, I think that is great.  Having said 

that, there is then the question of the speed of delivery.  If I can take you back to East Village, 

just behind us there is a scheme that Taylor Wimpey are doing, it is going to be the next 

development after East Village.  Are you involved in that one? 

 

David Montague (Chief Executive, L&Q):  Yes we are. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Fine.  That is 

800 or 900 homes? 

 

David Montague (Chief Executive, L&Q): It is 900 homes. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I was quite 

amused hearing the guy from Taylor Wimpey talk about this big scheme of 800 to 900 homes 

and how they would be delivering it over a six year period.  We have 1,400 that we are going to 

get in nine months and that is apart from the 1,300 or so that Triathlon have.  So speed of 

delivery; even if you make land available, are you going to be able to deliver the product quickly 

enough to respond to the market?  Presumably you cannot ignore value in some way or 

another.  Even if you are throwing the land in for nothing you will need to get something out of 

it going forward.  You are not going to be giving it away, presumably.  So I think the Montague 

report is worth following. 

 

David Montague (Chief Executive, L&Q):  Can I add to that?  I would agree that the clues 

are in the Montague report but the key things are money, land, design and a bit of championing 

of the private rented sector I think.  On the money front the Mayor, the GLA could perhaps look 

at some equity finance to take out some of the risk for the institutional investor.  It might be 

possible to secure a proportion of this new £10 billion government bond guarantee for London, 

which would be great if we could direct that towards quality affordable homes in the market and 

in the submarket.  On the land front if we can sort out the money, we still need somewhere to 

build the homes and the GLA is a major holder of land.  If you can put money and land together 

we can do a great deal more. 

 

I think there is an issue about design and if the longer term requires a higher net revenue yield 

then we need to move towards build to let and probably along the US multi-family lines.  For 

those of you who are not familiar I would encourage you to look at Archstone who are a US 

provider and that will show you what multifamily looks like.  Perhaps we need to look at the 

Mayor’s design guide and how that squares with US multifamily to see if there is something we 

could do together.  The final thing is that market rent needs to be seen as a tenure of choice, a 

tenure that can offer security, affordability and quality, and the more of us that say that the 

better. 

 

Nicky Gavron (AM):  Are you all now implementing the Mayor’s space standards? 

 



  

David Montague (Chief Executive, L&Q):  Yes. 

 

Nicky Gavron (AM):  Which are now uniform across all sectors of tenure? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Well, I assume 

we are because we are buying a finished product, we are buying the product that was consented 

for the Olympic Delivery Authority (ODA). Off the top of my head I cannot believe they would 

have got consent, even if it was a few years ago, without complying with all the relevant 

standards.  The feeling is that the flats are a generous size. 

 

Nicky Gavron (AM):  Hitherto there were more generous space standards for the subsidised 

sector and now the Mayor has made it that they are uniform throughout. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  One of the 

things about East Village is that the private accommodation and the social is supposed to be 

tenure blind, so that somebody, whether renting under social or intermediate rents or whatever, 

or whether it is a private rent, they are getting almost the same product with very, very small 

differences.  I am fairly sure that just because it is a Triathlon property they are not smaller in 

size.  I think there is a good cut of sizes, one to four bedrooms again, similar sizes, similar 

number of bathrooms etc. 

 

Nicky Gavron (AM):  David? 

 

David Montague (Chief Executive, L&Q):  Yes, we are building to the Mayor’s design 

standards including space standards. 

 

Nicky Gavron (AM):  Ken, uniform standards? 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  Oh yes, absolutely.  

 

Len Duvall (Chair):  As we conclude, I think we all understand the rise of the rented sector, 

whether it is social rented or the private rented sector.  You remarked earlier about the fact that 

any hints of moving towards regulation or rent controls could snuff out the beginnings of 

institutional investment looking at this area.  The private rented sector takes many forms.  I 

imagine that if I rented from you I would not have any problems with my landlord.  You would 

be quite responsive and you would deliver a product that I wanted and I would pick and choose 

you, but there are other parts of the private rented sector that are not like that.  Therefore, 

what would be the way that you feel that we should deal with some of the poorer quality 

standards of that rented sector to raise the standard up?  It has been recognised in the Mayor’s 

strategy.  If it is not rent controls or regulation, because actually there is no problem with your 

end of the market in the private rented sector, but there is a big problem at that lower end, 

sometimes the middle, around quality and standards.  What would you suggest that we might 

want to look at, and from your experience on the continent what do you think in terms of that 

area?  How do we give protection to people? 

 



 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I think one of 

the things is to encourage much more product to be produced.  I think the more opportunity 

there is for bigger, better landlords to be involved, to some extent the market will self-regulate 

itself because people will naturally want to go where they think they are getting a better 

landlord, a better offer, better opportunities. 

 

Again in the Shelter report, one of the things about it is that they are not advocating rent 

control or anything like that.  What they are trying to do is to suggest that the market needs to 

be encouraged to think about longer leases and more balanced methods of reviewing rents by 

indexation over a three or five year period, whatever it is.  Shelter are saying that people need 

to be encouraged to do that.  Two things: one is that there might need to be tax benefits that 

apply to it and that is something that is quite interesting.  The other thing that generally comes 

out is local authority licensing.  We feel slightly miffed that Newham introduced it a few months 

after we had agreed to buy East Village, because the Newham approach is blanket coverage.  

They say, “Well we can’t do anything other than apply this across the borough.”  They said they 

took leading counsel’s opinion and the 2004 legislation meant that it had to be across the 

board, they could not be selective.  We tried to encourage them to leave out the area where 

East Village is on the basis that there was no history of antisocial behaviour but they said they 

could not.  Actually, when you go through it, for a larger landlord it could be an administrative 

nightmare.  Cost is one thing. I think at the moment if we get in quite soon it is £30 a flat a year 

because it is a five year charge, but that will go up quite considerably. 

 

There is also the admin issue; they are requiring potentially four inspections a year of each flat.  

Well if a landlord knocked on a tenant’s door four times a year he would be accused of 

harassment, basically.  Having notices pinned all over the place, making sure they send a list of 

tenants to the local authority and a load of other things which actually are a pain and we almost 

end up having to employ another couple of people just to deal with the all the admin 

requirements from Newham. 

 

Len Duvall (Chair):  Do you recognise why they are introducing those sorts of issues?  Do you 

understand where they are coming from in terms of some of the private sector pertaining to 

Newham per se? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  They have 

some dreadful landlords so I can quite understand why they feel the need to take steps to try to 

remedy a situation. That is all understandable.  What I do not understand is why they need to 

have a borough-wide licence, that is my issue. 

 

Ken Jones (Director of Housing Strategy, London Borough of Barking and 

Dagenham):  John Biggs isn’t here is he, as he covers Newham, but Barking and Dagenham’s 

approach has not been the blanket one.  It has been evidence based where there are pockets of 

rogue landlord behaviour or antisocial behaviour or other things. On that basis then have 

mandatory licensing in areas that perhaps justify that and it is likely that there will probably be 

two areas of wards within Barking and Dagenham, so that is our approach. 

 



  

I think landlord accreditation is a very positive move to take.  Landlord forums, we have a local 

landlord forum which fosters good practice.  I think if we encourage private tenants as well to 

come together.  You get tenants’ and residents’ associations in social stock but not often in the 

private stock.  I do agree with the point that Stuart made as well about the competition from 

new, quality development.  I have to say again, with our development, although it is all 

affordable, we do see that 65% and the 80% as being in straight competition with the private 

rented sector in five year assured short hold tenancies.  We think we have the edge on the 

competition around that.  It will help to drive up standards.  I think it is a menu of things that 

need to be done. 

 

David Montague (Chief Executive, L&Q):  Just three points.  First of all I agree with Stuart, 

we need to focus on the future and to encourage responsible landlords to provide a quality, 

secure, affordable product and that encouragement will eventually lead the market and change 

the marketplace.  I think there is a place for incentives. They might be tax incentives or access 

to government bond finance in return for meeting minimum standards, but also combining that 

with local authority focus on the rogue landlord.  If they do not respond to incentives then the 

local authority should turn the screws.  We are currently working with a couple of local 

authorities in London where they are doing precisely that and we are ready to buy those 

properties if the local landlord does not meet minimum standards. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations): Can I just make 

one other point that I forgot?  One of the other things that Shelter is recommending is an 

improvement of the court process, to speed it up, because if you have someone who has not 

paid their rent or whose behaviour has been bad, it can take quite a long time before you can 

actually get to court to do anything about it.  It would help to encourage people to feel more 

confident about longer term tenancies if they felt that, if something went wrong, they could get 

into court quickly enough to have it rectified.  

 

Andrew Boff (AM):  Do you accept that the licensing regime does not actually give the local 

authority any more powers apart from to licence?  All the powers that the local authority needs 

to ensure that rogue landlords are not around are already invested in local authorities in 

London. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I think they 

are.  

 

Andrew Boff (AM):  The licensing scheme has been used because certain local authorities 

have not been taking up their responsibilities in the past.  Though you probably would not want 

to say that. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  I was going to 

say, far be it for me to comment. 

 

David Montague (Chief Executive, L&Q): I would hope that the licensing schemes will give 

the local authorities to use the powers that they have. 

 



 

Andrew Boff (AM):  You mean all it does is produce a list, it means you can look at an 

authoritative list of – 

 

David Montague (Chief Executive, L&Q): It is the money to employ the people to enforce 

the law. 

 

Nicky Gavron (AM):  Licensing schemes apart it is very difficult to know who and where the 

landlords are in many cases.  This is not a huge fee or anything, but would you back a simple 

landlord registration scheme just so that all landlords have to be registered, as we have in 

Scotland? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Yes. 

 

Nicky Gavron (AM):  You would? 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Yes.  I think 

that was where we hoped we would get to.  I can understand that there might be a need for 

that and I can also understand that there might need to be a nominal charge so the local 

authority’s costs are covered, and at least they would have something.  That said, Shelter 

basically says you are never going to be able to deal with the rogue landlords, there will always 

be some who get away.  However, if we are all talking about more decent landlords then the 

proportion of rogues will be smaller and the local authority can concentrate on those. 

 

Nicky Gavron (AM):  The registration scheme, a la Scotland, would be mandatory. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  It would help. 

 

Nicky Gavron (AM):  All landlords would have to register.  I mean I know some would try to 

get away with it but in the end they would be found. 

 

Stuart Corbyn (Chairman, Qatari Diar Delancey East Village Operations):  Yes, it would 

help. 

 

Len Duvall (Chair):  Thank you very much for the way in which you answered our questions.  

We are now going to move on to the Mayoral advisers.  We probably will write to you because I 

think there are some interesting things you have said and once we have reflected we are 

probably going to ask some further questions of you.  Thank you very much and we wish you 

well in your future projects. 

 

If we can now turn to Richard and David [Lunts], Richard do you want to give us an update on 

where we are up to on the draft housing strategy, because you have gone out to consultation?  

What are the timescales, what is actually going on? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure.  The housing 

strategy, as you know the final stage before publication is to submit it to ministers for comment 

and they can clearly direct the Mayor to make changes.  Our intention is to do that in the New 



  

Year.  They then have a period of time to respond and we will publish it shortly after that.  The 

reason why we have taken a bit of time – I accept that we have – between the closing of the 

public consultation and that, is simply because there are various things like the housing 

covenant and the Private Rented Sector (PRS) paper that we are publishing that we want to 

ensure are incorporated in the housing strategy. 

 

Len Duvall (Chair):  Not wishing to get you down to an exact date but when you say in the 

New Year are we looking at the end of January or early February? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  In January. 

 

Len Duvall (Chair):  Let us then move on to some of the questions.  Can we talk about new 

rental standards and can you give an indication of what is likely to be your strategy around 

some of those issues? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  As you know we are 

shortly going to publish a document on the PRS which is looking broader than the London 

rental standard.  It will also include what the economic benefit of the PRS is and I think there is 

a clear economic benefit.  The standard itself we have been discussing closely with accrediting 

bodies.  To be clear, it will not be an accreditation scheme itself, it is simply a framework for an 

existing and any new accrediting body to use under a single badge.  It will have about 12 

measures in there which will cover everything from availability of landlords, tenancy agreements, 

repairs; a whole range of expectations for those landlords and letting/managing agents who are 

signed up. 

 

Nicky Gavron (AM):  In what ways then will it improve on the existing London Landlord 

Accreditation Scheme (LLAS) and if you could go on to say what incentives will be offered to 

landlords? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  The first thing to 

recognise is that there is a whole range of different accreditation schemes out there at the 

moment.  LLAS is the one you are referring to is just one of them.  There are ones for managing 

agents, there is the National Landlords Association and others.  The aim is to consolidate it into 

a single standard. The standard which we are proposing most closely reflects the LLAS standard 

but it is an improvement on LLAS as well.  So every accrediting body, if they use this standard, 

will be going further than they currently go and there will be an expectation around professional 

development and other things as well, which will be in addition to the LLAS scheme. 

 

Insofar as incentives are concerned, there is a whole range of different accrediting bodies out 

there who offer different incentives and reasons to become accredited.  In all walks of life 

people belong to professional bodies and this should be the same as that, so you can access 

legal advice, professional development, some schemes offer discounts on repairs services and 

various other things. There is a whole range of reasons why it is good for a landlord to belong to 

what is in effect a professional body. 

 



 

Nicky Gavron (AM):  You have talked about landlords but I know most of the complaints that 

have come in have been about letting agents.  Are they included in what you are proposing? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes.  I think one of 

the key things actually about the standard is that in terms of self-regulation this goes far further 

than any London scheme has gone before.  It goes very far without having statutory regulation 

which is obviously an issue for national government.  It is really important that letting agents 

and managing agents are part of this. I think probably over half the market rented homes in 

London are now managed by agents rather than by the landlord themselves.  The critical thing 

is that it should be seen as a tool to promote tenant and consumer choice, and should also be 

used as a tool by landlords who are using an agent on their behalf.  They should be able to say, 

“Well look, it’s part of this rental standard and I expect my agent who is managing this property 

on my behalf to meet it.” 

 

Len Duvall (Chair):  Can I just clarify the point you just raised there?  Are you saying that the 

Mayor would go further if central government was willing to go further than what he is 

proposing in the New Year around these issues? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No. 

 

Len Duvall (Chair):  He would not go further? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No, because I think 

we have to test self-regulation, we have not fully tested it. 

 

Len Duvall (Chair):  Right, OK. 

 

Nicky Gavron (AM):  Sorry, could you repeat that? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  The point I was 

making is that this standard is a significant advance on where we are now – you asked what the 

difference was between this and everything else. 

 

Nicky Gavron (AM):  Yes. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  There is a 

significant advance on where we are now.  In answer to the Chair’s question, we would not go 

any further than this in terms of statutory regulation at this stage because we do not think we 

have exhausted self-regulation. 

 

Nicky Gavron (AM):  Thank you very much.  Are you considering as part of the rental standard 

having any London-wide letting agency? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  London-wide letting 

agents? 

 



  

Nicky Gavron (AM):  Agency. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No, it is a 

framework and a badge, it is not a scheme in itself.  We will not be administering it or 

accrediting people ourselves, and we will not be establishing a letting agency as part of this.  It 

is simply bringing together all of the different bodies out there who are operational in this area, 

making them use a single standard, a single badge – or encourage them to do so – and 

accelerating the number of agents and landlords who are accredited.  

 

Nicky Gavron (AM):  Right.  Will you then be supporting in some way those boroughs that 

have got borough letting agencies, run by the borough? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes, they can 

participate, I would assume, under this. 

 

Len Duvall (Chair):  We understand that the existing scheme that the Mayor has adopted is 

the London Councils scheme which is administered by Camden.  Under the new arrangements 

will Camden by administering your scheme or is there no administration required? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No, I assume the 

scheme you are referring to is LLAS, is that correct? 

 

Len Duvall (Chair):  Yes 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  My understanding is 

that LLAS is funded by a number of boroughs.  It may by hosted by Camden but it is funded by 

a number of boroughs and is independent.  It is one accreditation scheme and one that we have 

highlighted in the Mayor’s Housing Strategy.  There are about five other accreditation schemes 

out there and I have the list.  You have LLAS, the National Landlords Association, the National 

Approved Lettings Scheme, the Association of Residential Letting Agents and the Residential 

Landlords Association.  Obviously some of those are aimed at agents and others at individual 

landlords.  We hope they all adopt it, it is not just about LLAS. 

 

Len Duvall (Chair):  Right, but if it’s the one scheme, the overarching scheme, you’re leaving 

London Council’s their scheme -- we understood before that the Mayor, because of what he has 

said at Mayor’s Question Time, that he had adopted the LLAS scheme really as his own, and in 

answering those questions to the Assembly that he had really taken that one as ‘the one’.  You 

are saying there is going to be a new scheme in the New Year that sets a number of standards 

and encompasses all these schemes, brings them together or does not bring them together, but 

it is an overarching scheme that says, there is the standard and that is what everyone should 

seek to conform to in London. 

 

Are you saying that your scheme is an overarching scheme but all these other schemes will 

continue on and we are hoping that they either come on board or they do not, but there will be 

a Mayoral view, a Mayoral scheme, but the others will still continue on? 

 



 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  It will be 

overarching and the conversation we have had now over a number of months with all the 

different bodies I named, including LLAS, is that it is clearly beneficial for self-regulation if you 

have a common set of standards, that we operate under a common badge because that achieves 

consumer recognition; all the benefits of accreditation that we have set out.  That is something 

that each of these bodies very much agree with. 

 

You are right, we have highlighted the work LLAS has done and the target we had in the 

Housing Strategy to double the number of accredited landlords was based very much on the 

work that LLAS does. However, it is not exclusive to them because there are a whole load of 

other bodies out there and we would like to involve them as well. 

 

Len Duvall (Chair):  But in involving them as well, should you not really be taking over LLAS, 

getting those other bodies in, giving it a bit more punch and a bit more welly behind it and 

beefing up your overarching strategy?  Is your overarching strategy a policy issue, a branding 

issue of a housing kite mark and that is it, or is it something more than that? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  The target we 

proposed in the strategy is to accredit 100,000 landlords by 2016. 

 

Len Duvall (Chair):  That is not your target though is it, it is an aspiration.  You are not going 

to be doing it, these other bodies are doing it or is that for LLAS? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No, all the bodies 

should do it and we would hope all the bodies would participate, including LLAS.  In a sense you 

are presenting a choice.  You could take LLAS and drive that or you could take the approach we 

are proposing which is recognise that there are a lot of different accrediting bodies out there, 

bring them all together and give them all a push.  We have gone with that second option on the 

basis that, in London you have probably got 250,000 landlords and 10,000 of them are 

accredited with LLAS.  It would take an awfully long time to scale up if you just focus on LLAS. 

 

Len Duvall (Chair):  OK, but I think when you mentioned earlier on that there would be no 

administration, it is not going to be here in City Hall, I cannot quite see where the push comes 

from.  What pushes the other bodies apart from adopting a policy stance about pushing on, and 

then they continue doing their own work.  Is there something I am missing? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes, because they 

will not continue to do their own work.  Each of these bodies have their own offers in terms of 

expectations for anyone who is accredited with them around the length of time it takes for 

repairs, over security of deposits and all of this; each have their own expectations.  What we are 

saying is if you take the best bits from all of them and add a little bit more to it you come up 

with the London Rental Standard.  What we are saying to all of them is, adopt that.  The 

discussion which we are having with them is that they change their existing syllabus and instead 

adopt the London Rental Standard.  So instantly you improve the offer, if you like, to renters 

and also to landlords in terms of what they get in terms of being accredited, professional 



  

development and so forth.  The idea is to expand and widen this rather than just saying we will 

push LLAS and leave the others. 

 

Nicky Gavron (AM):  How are you going to enforce this? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  They are all doing it 

themselves. 

 

Len Duvall (Chair):  I was not suggesting you will ignore the others, I was suggesting you get 

them to join LLAS and build on LLAS which the Mayor has sort of adopted himself, in terms of 

how he has answered questions.  I was not trying to exclude anybody. Let us bring Tom in. 

 

Tom Copley (AM):  I would just like a bit more clarity on this point.  Are you saying that these 

five bodies that currently accredit, they are going to continue to accredit themselves, but they 

are going to have this new set of criteria that is same across all of them; is that what you are 

saying? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  That is right, yes. 

 

Tom Copley (AM):  So, this is effectively just a kite mark? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No, well, I mean the 

first point – and it slightly picks up on the Chair’s point – is that the reason why we have not 

either adopted LLAS or set up an alternative based in City Hall is that if there is a whole load of 

bodies out there funding it themselves, obviously landlords pay to be accredited and all the rest 

of it, we do not want to cramp those guys out, we just want to chaperone how it works.  What 

you get from this is a common standard, the London Rental Standard, which is more than a 

badge or a kite mark.  It is a whole load of different detailed commitments that people who are 

accredited have to honour.  You get the single badge which starts to develop consumer 

recognition, so when you go into a lettings agency or you rent out you can see they are 

accredited, and you also get a general improvement in standards, because we are asking all of 

those five bodies to do more than they are currently doing to improve the service offer. 

 

Tom Copley (AM):  Nicky asked about incentives, but what about sanctions?  Will it have 

stronger sanctions against landlords who breach the conditions of the current standard in LLAS? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Our intention is that 

the policing of the London Rental Standard is obviously done by the accrediting bodies 

themselves, because they are in receipt of the monies, they are running the scheme, and there 

will be a clear expectation on them to actively police it.  In terms of legal sanctions, if someone 

is not honouring the standard then obviously they will be struck off and no longer be accredited 

as a landlord or an agent.  In terms of whether those sanctions go further, criminal sanctions or 

anything, then it really would depend on existing legislation around category 1 and various 

things like that. 

 



 

Tom Copley (AM):  I have here for example the complaints procedure that LLAS has.  Is that 

going to be the same? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes. 

 

Tom Copley (AM):  Is the consultation on this open at the moment? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  No. 

 

Tom Copley (AM):  When is it going to open? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  By the end of the 

year.  When we publish the document the London Rental Standard itself will be consulted upon 

and it may change depending on that consultation.  We hope that what we propose is fairly 

settled, given that we have been in exhaustive discussions with the accrediting bodies. 

 

Tom Copley (AM):  With regard to lettings agencies, are accredited lettings agencies going to 

be expected to sign up their landlords to the scheme within a certain period of time, for 

example? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  It depends who 

does the management because the London Rental Standard is really about management.  How 

are repairs handled?  It is about managing things.  So if they are a managing agent then yes we 

would expect them to sign up because we would not expect the landlord to, necessarily, 

because the agent itself is doing the management on their behalf.  If they are not using a 

managing agent then we would expect the individual landlord to sign up. 

 

Tom Copley (AM):  Would you expect lettings agencies who are not managing but have 

landlords who are managing the property to get those landlords to sign up? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Oh yes, absolutely, 

we would encourage that insofar as the letting agent itself is concerned.  I mean they can join 

bodies themselves but that is slightly different. 

 

Tom Copley (AM):  It seems to me that there are two big issues.  The first is awareness and 

visibility because if people do not know about it then there is no point in it existing.  So what 

are you going to do to promote it, to raise its profile?  For example, will you be working with 

property websites to get the badge on there?  Is that something you are looking at? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes.  There is a 

huge amount we can do to promote accreditation and increase recognition of it and Tom, you 

are absolutely right, there is a lack of consumer recognition.  I lived in the private rented sector 

for a decade.  With so many different providers, if you like, out there, it is very confusing and it 

is not clear what accreditation offers.  Certainly part of the strategy here is to increase consumer 

recognition, I think that is a really powerful thing and certainly part of the expectation on 



  

accrediting bodies who are operating the standard is that they do an enormous amount of 

marketing to increase recognition. 

 

Tom Copley (AM):  Good.  Would you like to see it, for example, on property websites when 

you are searching for a property so you can see whether or not they are signed up? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes. 

 

Tom Copley (AM):  The other big issue I think is the fact that it is voluntary and such a small 

proportion of landlords have taken up the current scheme. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure. 

 

Tom Copley (AM):  Do you think this is going to be strong enough to force out bad landlords? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  I think under any 

scheme, if you are a criminal landlord, under any scheme you will – 

 

Tom Copley (AM):  Well not necessarily criminal but people at the lower end who are not 

necessarily breaking the law but are not good landlords. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  That is always the 

most difficult part of the market to tackle and I think it is right to recognise that, certainly for 

the most part. Certainly what you would see in the English Housing Survey and elsewhere, is 

that tenants are actually quite happy with the vast majority of landlords.  It is always incredibly 

hard under any scheme to tackle the worst landlords, but hopefully there will be momentum 

behind this and you will start to see a real step change in consumer recognition. 

 

I think it would be an incredibly powerful thing if the London Rental Standard reached the level 

of recognition that a tenant said, “Well actually I want to know if they are part of the London 

Rental Standard, are they meeting the expectations in there,” and to know what their rights are.  

I think that would be incredibly powerful.  It will take time to come into effect and as I say, this 

is a complete step change from where we are now.  So it will take time, but it has real potential 

to grow.  Within the Mayoral powers – because obviously statutory regulation is not something 

he can introduce – it is quite significant.  

 

Tom Copley (AM):  You said you want to double the number of, or the Mayor said he wants to 

double the landlords – 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  We have done that, 

we want to go up to 100,000. 

 

Tom Copley (AM):  You want to go much further.  If you do not get that take up from 

landlords, would you want to go to the Government and say you want to have the power of 

compulsory registration or would you reject that as a matter of principle? 

 



 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Let us see where we 

go and how this scheme works. 

 

Tom Copley (AM):  OK, that is all from me. 

 

Andrew Boff (AM):  What is the London affordable rent and what value is it? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  The London 

affordable rent? 

 

Andrew Boff (AM):  Yes. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  I do not believe 

there is a London affordable rent. 

 

Andrew Boff (AM):  The Mayor undertook to establish the London affordable rent during the 

election. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  London Citizens I 

think proposed that there should be a London affordable rent or a London living rent, similar to 

the London living wage.  What that looks like is something we are exploring, but the equivalent 

of the London live wage in rental terms does not yet exist.  

 

Andrew Boff (AM):  No, I did not mention London living rent. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Or London 

affordable rent. 

 

Andrew Boff (AM): It was London affordable rent which was the Mayor’s undertaking.  So 

what exactly is it or what are you aiming for it to be? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  To be clear, London 

Citizens said that there should be a London affordable rent which is a kind of equivalent of the 

London living wage.  That is something they proposed to each of the candidates at their 

congress during the election.  The Mayor said he would explore that and that is exactly what we 

are doing.  Exactly how that is defined, I think probably the first port of call is probably what 

London Citizens set out at the congress but it needs further investigation. 

 

Andrew Boff (AM):  That is really what I am trying to find out is where we are along the 

process of establishing what it is  

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  We are exploring 

the idea. 

 

Andrew Boff (AM):   And when we are going to come up with a figure because the Mayor did 

commit to defining a London affordable rent and publishing that figure annually. 



  

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure. 

 

Andrew Boff (AM):  So I am just trying to gauge how far along the journey we are towards 

establishing that. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  OK, we are 

exploring it.  I think it is worth saying now that it is probably significantly harder to introduce 

than the London living wage, if the London living wage is the equivalent. 

 

Andrew Boff (AM):  Yes, at the moment it is data, it is a figure, but to be honest, I do not 

really know what it is.  It was a great term and you kind of think what you know what that 

means, but it has not quite been defined enough so I am kind of asking you when we can get a 

definition of what this is? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  We have not set a 

timescale on it but clearly it is something that we want to explore quickly and we are working on 

looking at it. 

 

Darren Johnson (Deputy Chair):  Following on from that, I would have thought that if you 

are pursuing this idea that came from London Citizens that the Mayor signed up to then the 

accreditation scheme would be the appropriate tool to promote that, roll it out, get take up and 

so on.  At the same time it sounds like your plans for the accreditation scheme are very well 

advanced and we are going to see a big document out before Christmas, whereas the plans for 

any sort of affordable rent figure and how it would be promoted sound extremely vague at this 

stage.  Is that correct? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Well I might contest 

slightly how you are presenting it.  The accreditation, the London Rental Standard, is obviously 

something in the housing strategy and the Mayor’s manifesto at the last election.  The London 

affordable rent was a proposal from London Citizens that we agreed to explore.  It is less 

advanced in the sense that it was not in the Mayor’s manifesto or housing strategy but it is 

certainly something we are willing to explore.  To take it further you could try and link the two 

and say, “OK landlords, we don’t want you to just sign up to accreditation but we also want you 

to charge this level of rent,” but I have to say I think that would be quite challenging to achieve.  

It would be incredibly hard to ask landlords to sign up to a rent in the same way that you can 

ask some employers to sign up to the London living wage. 

 

Darren Johnson (Deputy Chair):  It is also terribly confusing to have two completely separate 

schemes promoted by the Mayor of London.  Is that not going to be confusing, even if one of 

the points on the accreditation was an aspirational thing rather than an absolute? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  It is only confusing 

if you seek to make it confusing. 

 



 

Darren Johnson (Deputy Chair):  Would it not be less confusing to have one set of standards 

and one tool to roll this out? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Darren, genuinely I 

think it is only confusing if you seek to conflate the two and at no point have we sought to 

conflate the two.  At no point have we said that the London Rental Standard will include a 

London affordable rent and so I think we have always been clear that the two are entirely 

separate. 

 

Nicky Gavron (AM):  Could you provide us, following this, with the numbers of London 

landlords who are already part of one of these five accreditation schemes? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure, I know it is 

about 10,000 in LLAS – 

 

Nicky Gavron (AM):  I know it is 10,000 in LLAS but you mentioned a lot of national ones and 

we do not know how many of the London landlords belong to those.  It would be useful to have 

that as a benchmark. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Of course, we will 

absolutely seek to provide that.  I think it is fair to say, for example with the National Landlords 

Association, that they have not done a huge amount in London yet but we are encouraging 

them to enter the London market to expand accreditation because clearly they have a lot of 

members.  So you would find a very low number for them. 

 

Len Duvall (Chair):  I think at a previous hearing you suggested that the Mayor in his strategy 

is quite clear about wanting to raise standards and is not on the side of rogue landlords in 

dealing with some of those issues.  I think in answer to this Committee you said, “Well actually 

this is a local government matter,” and all the rest of it.  In any of your documents that are 

going to come up for publication are you suggesting in any way what you think local 

government should be doing around dealing with the problems of the private sector and in 

particular about standards and dealing with rogue landlords and some of the issues that have 

been highlighted by Shelter and other bodies about those difficulties?  Which side are you on?  

What is going to be in your documents?  Can you give us a flavour of where you think we can 

be doing more?  You have talked about self-regulation but doing more to deal with some of 

these problem landlords? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure.  The London 

Rental Standard is very much focused around daily management.  There is a huge amount that 

local authorities and boroughs can do around the condition of property.  Indeed with 

category 1, which is clearly set out in legislation, there are about 20 different things dealing 

with electricity and gas safety and all of that, and certainly the 2004 Housing Act is referred to 

but I think it goes back to the 1983 Housing Act as well.  There are a whole load of 

responsibilities and powers that local authorities have to tackle the condition of properties when 

they fall below an acceptable condition as defined in category 1.  We will certainly, as part of 

the document we will be publishing, encourage boroughs to exercise their powers and have 



  

greater consistency across London, to ensure that where there is a landlord acting criminally 

that is addressed. 

 

I would say though that I do not want the tone of the document to sound as though we are just 

beating up the landlords.  I want it to be that we are trying to empower consumers, recognise 

the role that private rent has in terms of supply and also say that there is this great sector that 

many people want to live in and enjoy living in. 

 

Len Duvall (Chair):  In empowering consumers, do you not recognise that in the private rented 

sector there are some who do not have a voice and are not enjoying the standards that you 

would wish them to see and need to be empowered to do that?  Therefore in your touchy feely 

not wanting to take on the private sector landlords because the majority are probably doing a 

decent job, but there is a substantial number at the lower end, people who are in poverty, 

usually on housing benefits, that are not getting a good deal.  How are you going to square 

that?  It is not about being anti-landlord, it is about highlighting that there is a problem which 

you have already done in the previous housing strategy.  Which side is the Mayor on in terms of 

dealing with it?  Are we going to ignore this group of people who are not getting the best out 

of this sector and not getting decent rights or being treated properly in terms of the landlord- 

tenant relationship?  That is what this Committee would like to hear from you I think; how best 

are we going to do that?  I think you have indicated that there is a local government role; are 

you going to be highlighting that and the expectation of the Mayor that they fulfil it? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes we will do that, 

we will highlight that there is a local government role and we will highlight our expectation that 

they fulfil it.  Clearly the Mayor is not on the side of landlords who are acting irresponsibly, who 

are criminal landlords. Clearly he is not and clearly we are seeking to improve the sector.  The 

most extreme example that could be taken is beds in sheds which has had recent coverage, 

where the Mayor has worked closely with DCLG and they have provided funding to local 

authorities to tackle that.  The role that the PRS plays will be increasingly important in terms of 

meeting housing need in the capital.  The only thing I would say is that we should be 

highlighting the benefits of this sector, both for meeting need, providing different and more 

flexible tenures and also the benefits in terms of supply and the potential to accelerate supply.  

We should be highlighting all of that and encouraging people, whether they are an institution, a 

pension fund or an individual, to invest in London. 

 

So while tackling irresponsible behaviour we do not want to drive away responsible people, 

landlords and investors because they think London is just too difficult. 

 

Len Duvall (Chair):  Would you accept then an accreditation scheme that, where private 

landlords were accepting housing benefits, were in receipt of public subsidy through their 

tenants – because they are at the poorer end in terms of quality and standards – that they may 

be part of an accreditation regulation scheme? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes. 

 

Len Duvall (Chair):  You would. 



 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  I think you are right 

to highlight the level of funding that goes through local housing allowance and I think there 

should be an expectation that standards are met when public subsidy is being received by the 

landlord. 

 

Tom Copley (AM):  Very quickly, do you also think the decent home standard should apply to 

the homes of landlords who are renting to people on housing benefit? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  I think it is difficult 

to enforce.  I think it has to be recognised that the cost of meeting Decent Homes is 

substantially greater for stock in the PRS than affordable housing stock.  That is partly because 

a lot of stock in the PRS tends to be older stock. Victorian stock is much more expensive to 

meet.  I think the figures I recall are that the cost of meeting Decent Homes in affordable 

housing is something like £1,500 per unit, it is something like £2,500 per unit in the PRS, and 

because the yields are actually quite low in London, as you heard from David Montague, the 

gross yield is about 5.4%, or quite low.  There is not a huge amount of money that landlords 

receive through rental yields as against capital appreciation to actually reinvest in the quality of 

the stock. 

 

So while the aspiration is right, I think it is very difficult and more expensive to achieve 

compared to the social housing sector, for which certainly the boroughs have received a 

significant amount of subsidy to meet Decent Homes. 

 

Nicky Gavron (AM):  On the back of Tom’s Decent Homes question, I think the majority of 

fuel poverty arises in this very poor stock which generally is where we have the least influence.  

What do you intend to do in a joined up way?  What does the Mayor intend to do about that, 

because he is concerned, is he not, about fuel poverty? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes, and we press 

the Government very hard, the Department of Energy and Climate Change (DECC) in particular 

to recognise that, in calculating fuel poverty, they need to take into account housing costs 

which show that London has, I think, the second highest level of fuel poverty in England.  I 

think the highest is the north east but London has about 14% of houses in fuel poverty on that 

measure.  We provided some funding through the targeted funding stream which helped to 

improve private sector stock.  I think about 25,000 units.  Also this morning I was meeting with 

British Gas.  We are also talking to energy companies about how they can use the Energy 

Company Obligation (ECO) to invest in improving the carbon efficiency of private rented stock.  

That is something which, certainly in the case of British Gas, they were quite enthusiastic about.  

So hopefully there is more that we can do there using our brokering role. 

 

Nicky Gavron (AM):  It does not sound very much actually. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Oh I think that is 

deeply unfair. 

 



  

Nicky Gavron (AM):  Right.  OK.  Relying on British Gas? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  There is about 

£2.5 billion1 coming through the ECO so it seems right to me to try to utilise that funding which 

is available nationally and set a framework in London so as much of it as possible can be 

invested in the capital.  As you know trying to retrofit the private rented sector stock has always 

been a lot harder than energy efficiency improvements in social housing or indeed in market 

housing, particularly where the incentive will fall on the person who owns the home etc.  ECO is 

just coming in.  It is just coming into effect.  I think it is the right thing to do to look at it.  I 

think it is a bit unfair to say it is not doing very much.  I think that is a bit unfair. 

 

Nicky Gavron (AM):  I just thought the rental standard might be a way of doing something 

about it but only if you actually reach the landlords of this poorer quality property. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes.  Clearly the 

programmes are targeted at those who are vulnerable to fuel poverty and that is what RE:NEW 

and other programmes have sought to do. 

 

Len Duvall (Chair):  Let us turn to supply then.  We have just got some last core questions.  

We are coming to a conclusion.  During the Mayoral elections the Mayor said that he would 

bring heads of pension funds together, bang their heads together and persuade them to invest 

in new privately rented homes in London.  Have we had any of those meetings yet and have you 

had any feedback from these institutions? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  We have had 

extensive meetings with a range of institutions.  I alluded earlier to the conversations which we 

have had with the London Pensions Fund Authority.  I think one of the critical aspects of this is 

to sort out with Government the aspects around the housing stimulus, the £10 billion 

guarantee, the £200 million equity fund, and that will be an important part of it. 

 

Len Duvall (Chair):  So the banging of heads is not necessarily with the pension funds but is 

getting the Government’s aspect, support, right as well.  Is that what you are saying? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  I think, in absolute 

fairness to Government, they have clearly prioritised a stimulating institution investment in the 

private rented sector.  You saw previous efforts from the previous Government, particularly 

through the Homes and Communities Agency’s (HCA) private rented sector initiative, and you 

have seen very recent policies and programmes come forward from Government with this £10 

billion guarantee and all of that, and the Montague review.  So there is a clear step change in 

Government.  The detail of that needs to be worked around. 

 

Notwithstanding all of that, there is an extensive conversation to be had with institutions who, 

as we know, some have invested in this area and there has been some success but they perceive 

                                                 
1
  Following the meeting Richard Blakeway, Deputy Mayor for Housing, Land and Property, advised the 

Committee that the funding received nationally through the Energy Company Obligation [ECO] was £1.3 billion 

and not £2.5 billion, as stated above. 



 

a number of risks, particularly on new supply where you have got potentially planning risk, 

development risk and so forth.  There is a lot of work to be done with them to demonstrate the 

value of investing in new supply. 

 

Len Duvall (Chair):  Are there going to be any future announcements around this area of 

work?  Are there any key milestones that you can direct us to that we should be looking out 

for? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Yes, there will be 

future announcements.  Potentially I would have thought from the Government side there may 

be some more in the Autumn Statement when that is made in the autumn.  Clearly the 

Government will set out in more detail the operation of the £200 million equity fund and so 

forth which I would have anticipated to all happen within the next six months. 

 

Len Duvall (Chair):  We might come back further on this particular point. 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  Sure. 

 

Onkar Sahota (AM):  What has been done to encourage institutional investment on the GLA 

land and how can the Mayor broker these arrangements? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  David will want to 

say more as well.  On that, clearly the Mayor is a significant land owner and clearly when we 

market sites we have encouraged people to bid to look at the private rented sector and 

potentially the institutionally backed private rented sector.  The most recent site where we did 

that was Newington Butts in Elephant and Castle which, interestingly, has got planning consent 

so that is one level of risk that is removed.  It has got a Richard Rogers designed 470 unit tower. 

 

The only thing I would say on it is it is an important thing to think through.  Probably part of 

the obligation is on developers to enter into arrangements with institutions because you want 

someone to build this.  When they bid you want them to build it.  If an institution bid it to us 

they then have to go and find someone and appoint someone to build it.  Obviously we are 

absolutely focused on getting construction and building homes.  We do encourage people to 

come forward but I think it is important to recognise that the link here is developers, volume 

house builders, entering into arrangements and partnerships with institutions themselves. 

 

Onkar Sahota (AM):  Is there anything that the Mayor can do? 

 

Richard Blakeway (Deputy Mayor for Housing, Land and Property):  We are constantly 

encouraging.  On a site like Newington Butts, for example, where we might put the land in as 

equity or with a further receipt, it has to go through an appraisal.  One of the critical things is 

that there is a weighting in the appraisal in favour of institutionally backed PRS.  That is our way 

of encouraging it whilst still ensuring there is competition which is the right thing from a public 

sector perspective and certainty about delivery which is even more important. 

 



  

Homes which are built, whether it is institutionally backed or backed by a bond or debt finance, 

so long as the homes are built I think that is the objective.  David? 

 

David Lunts (Executive Director for Housing and Land, GLA):  I will very, very briefly 

jump in.  We have not, I do not think, put out any sites for residential development in the last 

year, two or possibly three now, since the Mayor has been involved in those decisions either as 

Chair of the HCA London Board or more recently because he has direct responsibility.  I cannot 

think of a single site where we have not been quite specifically looking for a long term 

institutionally rented element of whatever comes forward. 

 

I think it is fair to say that for the reasons that Rick has outlined, and we were discussing earlier 

with the other guests, we have not been greeted with a huge amount of enthusiasm from the 

sector.  As Rick says, the latest site that we are releasing to the market, where we think there is 

perhaps some stronger potential for PRS because of its location and other things, we are not 

only saying that we are particularly interested in it we are saying that we will defer the receipt 

and we are also likely to say that we are willing to keep our equity investment in for a period of 

maybe up to ten years to give some additional encouragement to see if we can get a long term 

rental model to work. 

 

At the moment the truth is that we have released a large number of sites for residential 

development and thus far we have not been disappointed either with the response in terms of 

the certainty of getting those sites built nor indeed with the amount of money that the GLA 

receives for that land.  It is not a straightforward proposition because there is not a huge 

appetite out there to do this stuff. 

 

Onkar Sahota (AM):  Thank you. 

 

Tom Copley (AM):  Could you clarify for me, David, something you said.  Are you saying there 

have been no developments funded through investment on HCA land or the Mayor’s land since 

he has been Chair of the HCA?  Is that what you are saying? 

 

David Lunts (Executive Director for Housing and Land, GLA):  What I am saying is that 

we have not had a long term institutionally led rental model come forward on any of the sites 

that we have released to any great extent.  That is not to say that we have not funded long term 

rental.  For instance we did 350/370 units with Berkeley Homes which is a long term rental 

fund.  We have put some investment into a scheme in Canning Town where a housing 

association - not L&Q actually, another housing association - has taken a long term market 

rental position.  These have been a minority of units relative to the overall scale of things.  We 

have not had the large scale bid or offer that Qatari Delancey are looking at at the East Village. 

 

Tom Copley (AM):  So there has been a lack of interest you are saying from institutional? 

 

David Lunts (Executive Director for Housing and Land, GLA):  The market is not a mature 

market. 

 



 

Nicky Gavron (AM):  Can I just ask a question?  Given that we were told by Stuart Corbyn that 

it was scale that was so important, can you not bundle some of your housing on some of your 

sites together? 

 

David Lunts (Executive Director for Housing and Land, GLA):  The issue there actually is 

that we have not got an awful lot of sites that are ready to be bundled.  Nearly all of our sites 

that are suitable for residential development are either now in development or actively in 

procurement.  The sites that the GLA has got left which are potentially reasonably good 

residential sites are very, very modest in number.  In fact the last one that is perhaps really 

significant that springs to mind is the Newington Butts site that Rick has already talked about.  

There we are really going to push the boat out for long term market led responses to rental and 

we will see what comes back. 

 

This is not easy because, as I think we were hearing, it is not only not a mature market but the 

real reluctance on the part of long term funders is to take the upfront development risk.  When 

you bear in mind that most of the GLA’s land is actually long term quite difficult regeneration 

land, otherwise we would not own it, that adds another layer of complexity in many cases and 

another level of risk that at the moment I do not think institutions are particularly keen to take 

on. 

 

Nicky Gavron (AM):  Thanks. 

 

Len Duvall (Chair):   Thank you very much for the way that you have answered our questions 

this afternoon.   We will probably follow up with some further written questions once we have 

had a chance to reflect.  Thank you very much.   


