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1 Summary 
 

1.1 This report covers the first part of a London Assembly investigation into council housing in London.   

 
2 Recommendations 
 

2.1 That the Committee notes the report as background to discussing with experts the key 

issues affecting council housing in London. 

 

 

3 Background 
 

3.1 This report sets out background information for a discussion with invited experts on the overall 

picture of council housing in London, noting the impact of the Mayor’s funding and policies on 

councils’ contribution to affordable housing in London. 

3.2 Key issues to be covered in the discussion will include: 

 The availability of homes at social rent levels for those most in need and how the boroughs are 

managing the associated issues 

 The quality of council homes at present and funding to improve them 

 The impact of changing allocation policies, welfare reform and Affordable Rent on current and 

future council tenants. 

3.3 Council housing is a significant form of tenure in London.  Although numbers of council homes have 

reduced substantially as a result of stock transfers to housing associations and the Right to Buy 

legislation, council housing still makes up 13 per cent of London’s homes.  Moreover, London is in 

desperate need of more housing and must exploit every opportunity to boost supply, including 

renewing existing council housing stock and building new stock where feasible. 

 

3.4 This part of the Committee’s investigation will consider the overall picture of council housing in 

London, addressing key issues both from the tenants’ & the management perspective.  It will also 

explore how the Mayor might best allocate London’s housing monies to ensure that social renters 



        

 

 

are ‘empowered’ and council estates ‘transformed’ in line with the vision he outlines in his Revised 

London Housing Strategy1. 

 

 

4 Issues for Consideration 
 

4.1 Since April 2012 the Mayor has assumed new responsibilities for housing in London.  These include 

overseeing the completion of the National Affordable Housing Programme (NAHP), the new 

Affordable Homes Programme (AHP) and Decent Homes Funding, both of which run until March 

2015. 

 

4.2 The Localism Act 2011 introduced a new Affordable Rent (AR) model which applies to the AHP.  It 

allows Registered Providers (mainly housing associations) to charge up to 80 per cent of market rent 

for new build affordable homes.  The Mayor has set the average level of Affordable Rent in London 

at 65 per cent of market rate, but current target (social/affordable) rent levels are around half this 

value. 

 

4.3 Housing London’s lower-income families 

Given the discrepancy between AR and target rent levels, new or re-housed social housing tenants 

to whom AR applies may now experience a very significant increase in rents.  Moreover from 

Summer 2013 they will be subject to the household benefits cap, whereby working age tenants’ 

household benefits will be capped at £500 (£350 for a single person).  Some may also be affected by 

the so-called ‘bedroom tax’, which penalises tenants whose homes have more bedrooms than they 

need according to the legislative definition.  For those heavily dependent on benefits, or in low-paid 

work, finding the extra funding to cover these additional household costs may not be possible, 

resulting in their needing to move out of their current accommodation.  But as affordable housing is 

increasingly let at the average 65 per cent rate, their only opportunity for lower-priced 

accommodation in London is an ever-dwindling stock of council homes which are let at the lower 

target rent levels, supplying an ever-increasing waiting list.  In London this is likely to become an 

acute problem for those with large families requiring larger homes, which are in especially short 

supply. 

 

4.4 Furthermore, a London Councils survey finds that councils are experiencing a drop in the number of 

private landlords prepared to rent to housing benefit recipients as the introduction of the benefits 

cap approaches.  Combined with tenants seeking to downsize as a result of the bedroom tax, this will 

put even greater pressure on council waiting lists, already standing at some 380,000 households in 

London2. 

 

4.5 But due to the government cap constraining council borrowing, authorities’ options to increase the 

supply of council homes themselves are very limited. 

  

                                                 
1
 Revised London Housing Strategy, GLA, Dec 2011 

(http://www.london.gov.uk/sites/default/files/London%20Housing%20Strategy%20Dec11_0.pdf) 
2 Local Authority Housing Statistics Data Return 2011-12 (https://www.gov.uk/government/statistical-data-sets/local-
authority-housing-statistics-data-returns-for-2011-to-2012) 



        

 

 

4.6       Decent Homes Funding 

London currently has a higher proportion than any other region of council homes failing to meet the 

Decent Homes standard (over 100,000 properties3).  Since April 2012 the Mayor has assumed 

responsibility for Decent Homes Funding and has indicated allocations up to the end of the current 

programme in March 2015.  Beyond this date, however, it is unclear whether further money will be 

available. 

 

4.7 The Mayor’s commitment is to improve 45,000 homes by end of March 2015.  Of this, some 9,500 

homes are profiled to have been improved by the end of this financial year, leaving over 35,000 to 

be improved by March 2015. 

 

 

5 Invited Experts 

 

 Paul Hackett, Director, and Paul Hunter, Head of Research, Smith Institute.  The Smith 

Institute is an independent think tank which aims to offer a platform for thought leadership on a 

wide range of topics.  It undertook the research and analysis for the recent Commission on the 

Future of Council Housing in Southwark. 
 

 Pat Turnbull, London Tenants’ Federation.  The London Tenants’ Federation (LTF) is an 

umbrella group of tenants of social housing organisations.  Its membership is predominantly 

council tenant organisations.  Pat is an LTF deputy delegate on the Mayor’s Housing Forum and 

represents Hackney Residents’ Liaison Panel. 

 

 Rachel Sharpe, Divisional Director, Housing Regeneration and Environment, London 
Borough of Lambeth 

Lambeth is the London Borough with the largest allocation of Decent Homes funding from 

2012-15 and will see some 4,500 homes improved over the period.  Lambeth also has the second 

largest number of council-owned homes in London, after Southwark. 
 

 London Borough of Havering [to be confirmed].  Havering will be making changes to its 

council housing allocation policy from April 2013 including introducing a two-year residence 

qualifying period and prioritising those who are in employment or volunteering in the borough.  

It will also have over 4,000 homes improved through the Decent Homes Funding programme by 

March 2015. 
 

 Alan Benson, Head of Housing, Housing and Land Directorate, GLA. 
 

 

6 Legal Implications 

 
6.1 The Committee has the power to do what is recommended is this report.  
  

                                                 
3
 Revised London Housing Strategy, GLA, Dec 2011 

(http://www.london.gov.uk/sites/default/files/London%20Housing%20Strategy%20Dec11_0.pdf) 



        

 

 

 
 

7 Financial Implications 
 
7.1 There are no direct GLA financial implications arising from this report.  Financial implications for 

individual programme of work in 2012/13 will be dealt with separately in reports to the Committee 
as and when the Committee is required to make relevant decisions. 

   

 

List of appendices to this report: There are none. 

 

Local Government (Access to Information) Act 1985  
List of Background Papers:   

Housing and Regeneration Committee, 23 January 2013 

http://www.london.gov.uk/moderngov/documents/s21244/07%20Work%20Programme%20Appendix%2
01.pdf 

Contact Officer: Lorraine Ford, Scrutiny Manager 

Telephone: 020 7983 4394 

E-mail: lorraine.ford@london.gov.uk  
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