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Foreword

Sian Berry AM
Chair of the Housing Committee

For many Londoners, housing costs represent their single biggest expenditure, and housing
pressures have intensified during the pandemic. Many were faced with a shock to their
incomes, and policy measures such as the eviction ban and a temporary increase in
Universal Credit were brought in. As protections have been rescinded, security has faded.

With an escalating cost of living crisis, across London people are feeling the squeeze, as
prices for food, energy, and transport are on the rise. As earnings fail to keep pace with
inflation, more people will struggle to meet their basic needs. And the impact of high
housing costs on living standards and financial wellbeing will intensify.

In 2021-22, the London Assembly Housing Committee ran an investigation into housing
costs and financial health, in light of the coronavirus pandemic. Our investigation included
meetings with experts across the housing sector, as well as with Londoners who shared their
lived experiences with us. We held two surveys, one with TalkLondon and one with YouGov,
and some of the respondents to the TalkLondon survey also took part in an online
discussion. We are grateful to all those who took the time to speak to us.

Our investigation includes powerful first-hand testimonies from those who have been most
impacted by the pandemic. These highlight the multiple ways in which housing costs
damage the financial health of Londoners, cementing poorer living standards and leaving
some people in unsuitable accommodation or even, in the worst cases, making them
homeless. For others, continuous financial pressures can lead to detrimental outcomes in
terms of their health, education and overall wellbeing. It is unacceptable for so many in
London to be left to deal with the consequences of the failure to get to grips with housing
costs.

This report marks a chance to reflect on the scale of the challenge and identifies those who
are most in need of support. We hope the Mayor and central Government are listening.
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This investigation

The average cost of renting a one-bedroom home in the capital is equivalent to 45.3 per
cent of gross median pay in London; in contrast, the average one-bedroom home across
England as a proportion of average earnings is just 25.5 per cent.!

Recent events and data create some concern about financial health in relation to housing
affordability. ONS data shows average private rents in London remain flat,2 though private
rent increases are again being reported elsewhere,? following some respite in recent years.
Although Government has provided a range of additional support through the coronavirus
pandemic, and more recently in relation to energy costs, other living costs are also rising.

Inflation has risen sharply and is expected to reach as high as 7 per cent over the spring,
driven largely by an increase in energy costs.? This is likely to be further affected by an
expected increase in the energy price cap by £693 per year from April 2022.°

In order to make ends meet, many Londoners are faced with a choice of either being priced
out of their homes and communities or going into debt.

This investigation into the pandemic, financial health and housing security attempts to map
out the scale of the problem in London. We looked at evidence of how different groups of
Londoners have been affected and the ways in which high housing costs have exacerbated
the challenges of the pandemic and affected the insecurity of their housing situation.

The London Assembly Housing Committee’s 2021 investigation into the
financial health of Londoners

Who did we speak to?
Experts from across the housing sector;

Londoners living in the social and private rented sectors, as well as
homeowners;

TalkLondon forum discussion and survey of Londoners; and

a representative YouGov survey of Londoners.

2 Office for National Statistics, Index of Private Housing Rental Prices, UK: March 2021, 21 April 2021
3 GLA, GLA Housing Market Report December 2021, accessed 24 March 2022

4 Bank of England, Will inflation in the UK keep rising, accessed 24 March 2022

5 Ofgem, Price cap to increase by £693 from April, 03 February 2022



https://www.ons.gov.uk/economy/inflationandpriceindices/bulletins/indexofprivatehousingrentalprices/march2021
https://s3-eu-west-1.amazonaws.com/airdrive-images/wp-content/uploads/sites/6/20211222115205/Housing-market-report-Q3-2021-003.pdf?msclkid=7fb94fdbab8711ec9ab5ba22acd5ee64
https://www.bankofengland.co.uk/knowledgebank/will-inflation-in-the-uk-keep-rising
https://www.ofgem.gov.uk/publications/price-cap-increase-ps693-april
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Evidence from experts

In November 2021 we spoke to a range of experts across the
housing sector to gain a better understanding of how the
pandemic has affected housing costs in London.

High housing costs and the private rented sector

Several experts highlighted the role of excessive housing costs
within the London housing market, especially for those living in
the private rented sector. Baroness Kennedy attributed high
housing costs to a lack of supply that has been unable to keep
pace with the scale of demand.

Sian Williams told the Committee that private landlords may have
reasons to be reluctant to rent their properties, which could be
partially contributing to supply shortages. She cited prospective
changes and uncertainties concerning Section 21 legislation,
renter incomes and tax changes on profits as possible factors.

Professor Christine Whitehead pointed out that London housing
costs were excessive even before the pandemic but, due to
changes in the way data was being collected on rent and other
housing costs, it had proven difficult to get a clear picture of costs
before and after. Critically, Professor Whitehead noted that there
remained several unknowns, including the extent to which
properties were removed from the market in the wake of the
pandemic, and the potential change in demand that migration
from London throughout the pandemic may have caused.

Shocks to income

Baroness Kennedy highlighted that almost a third (32 per cent) of
private renters had lost income during the first months of the
pandemic. She stated that Universal Credit (UC) claims in London
more than doubled from 119,000 in February 2020 to 239,000 by
May 2020. By May 2021, claims in London had risen further to
296,000. For private renters who relied on Local Housing

Experts

Baroness Alicia
Kennedy, Director,
Generation Rent

Sian Williams, Director
of External Policy,
Toynbee Hall

Christine Whitehead,

Professor of Housing
Economics, at the
London School of

Economics
]
]

Susie Dye, Grants
Manager, Trust for
London

Mark Farmer,
Operational Manager,
Royal College of
Nursing

Allowance (LHA)© as part of their UC award, it was noted that this was often insufficient to

5 Local housing allowance (LHA) is used to work out how much housing benefit you can get if you rent

privately.
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cover rent, leading to more rent arrears. According to data from Generation Rent, the
average monthly gap between LHA and median rent in a two-bedroom home was largest in
the constituency of Kensington, with a gap of £1,417 per month.

Certain groups were also more likely to face housing pressures due to the impact of the
pandemic on incomes. Susie Dye stated that during the winter of 2021 half of all single
parents were in receipt of UC. Sian Williams noted that young people were spending a
significant proportion of their incomes on rent, which can lead to poorer living conditions,
such as overcrowding. It was also highlighted that people from Black, Asian and minority
ethnic communities, especially women, were facing high housing costs and rent arrears.
According to Professor Whitehead, people working in sectors that were heavily impacted by
national lockdowns, such as hospitality, and people in insecure employment were more
likely to have been made homeless.

Mark Farmer highlighted the impact on healthcare workers. According to survey evidence
collected by the RCN prior to the pandemic, 57 per cent of respondents said they were
considering leaving London within the next five years, because of the twin impacts of
housing and transport costs.

In separate evidence provided to the Committee, the RCN said it expected these pressures
to continue after the pandemic. Its Members’ Support Service provided financial guidance
on mortgage or rental payments to 1,413 RCN London members in the year to December
2021. The RCN believes that a higher number of nursing staff in London are experiencing
financial difficulty but are not actively seeking support.

Consequences for Londoners

Baroness Kennedy highlighted that those who had to meet high housing costs would
struggle to save for a mortgage or pass potential affordability checks by landlords. In
addition to posing a barrier to home ownership, various experts raised the idea that high
housing costs would contribute to growing poverty, mental health problems and eventually
rising homelessness. This underlines the importance and urgency of ensuring that housing
affordability continues to be a key priority for the Mayor.
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Survey findings — TalkLondon

Methodology

The Housing Committee worked with TalkLondon to run a survey and a discussion forum
with Londoners. TalkLondon’s sample of Londoners comprised 641 individuals who
completed our survey questions. 119 individuals took part in the discussion forum.

For further information about questions asked, please see Appendix 1.

Results

In the TalkLondon survey:

Pre-pandemic (March 2020): 91 per cent of respondents reported they were
keeping up with rent, mortgage payments, or owned their home outright, with 6
per cent struggling.

Post pandemic (November 2021): 84 per cent of respondents were keeping up and
12 per cent struggling with housing costs post-pandemic.

26 per cent of respondents who own or rent their home felt more at risk of losing
their home compared to before the pandemic, with 64 per cent feeling no
difference.

The 35-44 age group (39 per cent), women (29 per cent), and people from minority
ethnic groups (34 per cent) had higher proportions of respondents that reported
feeling more at risk.
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TalkLondon responses - pre-and post-pandemic broad housing security

Respondent shift moving between "stable” and "struggling” housing situations

Respondents: . In stable housing . Struggling with payments, homeless or 'sofa-surfing’

Pre-Pandemic Survey Post-Pandemic Survey

541 Stable
Stable 582

80 Strugglin
Struggling 41 9giing

N/A 18 e = 20 N/A

Source: Housing Financial Health Survey
Graphic by GLA City Intelligence

TalkLondon responses - pre- and post-pandemic detailed housing security

CITYINTELLIGENCE
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TalkLondon responses - pre-and post-pandemic detailed housing security

Breakdown of respondent shift between "stable” and “struggling” housing situations

Respondents: . In stable housing . Struggling with payments, homeless or ‘sofa-surfing’

Pre-Pandemic Survey

| owned my property outright

with no mortgage 1

| was living on a long-term basis
with friends or relatives and
paying some rent

| was renting from a private landlord
and keeping up with payments

-

I was living on a long-term
basis with friends or relatives
and not paying rent

| owned my property with a mortgage
and was keeping up with payments

-

| was in a Shared Ownership
scheme and keeping up
with payments

| was renting from the council or
housing association and keeping up
with payments

| was 'sofa surfing' with friends or
family as an emergency measure

| was renting from a private landlord
but struggling with the payments

| owned my property with a
mortgage but was struggling with
the payments

| was homeless or living ina
temporary home or hostel provided
through the council or
homelessness services

| was renting from the council or
housing association but struggling
with the payments

| was in a Shared Ownership
scheme but struggling with
the payments

Other

Source: Housing Financial Health Survey
Graphic by GLA City Intelligence

N for both charts=119

a7

21

52

22

23

53

20

—

B\ O\
E——

=\
— %

————

-

-

SO s

Y

— 7 NN\

\‘*“"’i. Vame

Post-Pandemic Survey

_——_—— —

O A —

o
e

—
fa Vi
\ Vv'

DO,

J

A
/

198

123

22

48

40

20

| own my property outright
with no mortgage

| am living on a long-term basis
with friends or relatives and
paying some rent

| am renting from a private landlord
and keeping up with payments

| am living on a long-term
basis with friends or relatives
and not paying rent

| own my property with a mortgage,
and keeping up with payments

| amin a Shared Ownership
scheme, and keeping up
with payments

I am renting from the council or
a housing association and
keeping up with payments

| am 'sofa surfing’ with friends or
family as an emergency measure

I am renting from a private landlord,
but struggling with the payments

| own my property with a
mortgage, but struggling
with the payments

| am homeless or living ina
temporary home or hostel
provided through the council
or homelessness services

| am renting from the council or
a housing association but
struggling with the payments

| am in a Shared Ownership

scheme, but struggling with
the payments

Other

CITY INTELLIGENCE
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TalkLondon discussion group

As well as the survey, the Housing Committee ran an online discussion group with 119
people. The people who joined the discussion group reported worse post-pandemic
housing situations than the survey group. This may be due to the discussion group being
a self-selecting sample, with people worst affected by recent events more motivated to
tell us their stories.

e 70 per cent provided responses indicating their housing situation is worse overall.

e Before the pandemic 74 per cent reported they were keeping up with payments,
with 11 per cent struggling; post-pandemic these figures were 60 per cent and 22
per cent respectively.

e Economic factors were the dominant issues identified by participants. Low pay and
reductions in pay were the top reported issues, but a complex combination of
economic effects and financial impacts had interacted to affect respondents’ ability
to pay their rent or mortgage.

e Over 65s appeared to be keeping up with payments the most, with those aged 45 to
64 most likely to be struggling.

e More women than men took part in the survey and/or discussion.

e Part-time workers and those not working due to disability were more likely to be
struggling than those working full time.

e 48 per cent of respondents felt their housing situation was at greater risk compared
with before the pandemic, with 46 per cent feeling no difference.

Key themes

Key themes arising from the discussion included the impact of financial shocks, people in
different tenures experiencing different challenges, and the increasing challenge of the
rising cost of living.

Financial shocks

Discussion participants stressed the economic and financial challenges they had faced, with
low wages and reductions in pay the most reported issue. This has implications for the
impact of the pandemic on working-age people, with 31 per cent of respondents saying that
low pay had negatively impacted their ability to meet housing costs.

The discussion raised several stories of how the pandemic exposed people to financial
shocks that made it more difficult to meet their housing costs, the impact of which has been
delayed until recently.

“We were fairly comfortable before the pandemic, managing our mortgage payments
and household costs. During the pandemic, my partner was furloughed and
unfortunately had a cut of hours as her industry struggled. This tipped the balance.
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Since then, we have cut all non-essential spending (dinners out, takeaways, etc) as
well as deferred regular house maintenance etc. This is now catching up with us, just
as price of energy, council tax, transport, tradesmen, materials, insurance is all going
up. This is causing anxiety and stress on us.”

Owner occupier, Hillingdon

I became unemployed as | couldn't travel for my work. | am in the high-risk Covid
category. Tried to get JSA but problems with health meant | couldn't work. Tried ESA
but they only offered 'stamps’ credits. They suggested | try UC which | got, but | lost
four months’ benefits. Eventually came through but by then | had borrowed over
£2000. Now I've reached retirement age and am awaiting my first pension payment.
If it weren't for the kindness of my family / friends | would have been homeless.
Private renter, Bexley

Shocks to income and higher costs have had a negative
impact on savings. With savings depleted and incomes

reduced, many in the discussion group suggested that they Over a quarter of
anticipated having to leave their communities. It was clear respondents to the

from the discussions that the pandemic has exposed the TalkLondon survey (27 per
significant challenges that housing costs pose to London’s cent) reported that their

most vulnerable communities. savings were negatively

affected by the pandemic.
“Our area is just full of hundreds of new build tiny

flats on buying schemes which are still unaffordable
as we cannot get a mortgage due to using up tiny
savings during the Covid pandemic after Covid job losses and [are] unable to survive
on universal credit. We struggle now to pay the high rent every month and we are
going to have to move far out of our London Borough, probably to Sussex or further,
to find a cheaper rental as our London rent will go up high in 2022. Being allowed to
apply for social housing in the area we were born and raised and next to work would
be nice but will never happen! So we are planning having to relocate as soon as we
can now. Goodbye London!”

Private renter, Hillingdon

Different tenures, different challenges

The challenges that individuals faced were heavily influenced by their tenure type. Those in
the private rented sector felt that there was a significant imbalance in power between
themselves and landlords, leaving them with the threat of Section 21 notices hanging over
them, diminishing their housing stability and discouraging them for making complaints.
Several discussion participants suggested this had left them facing serious issues with the
quality of their housing, including damp, mould, and leaking roofs. They also felt the
pandemic had been used as an excuse for landlords to delay fixing issues or responding to
complaints.
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“We have just been served a Section 21 notice to leave the home we have been in for
what will be two years. We do not pass affordability checks ...Which means we have
to pay each year's rent in full in advance, plus a month's deposit, plus the useless new
holding deposit of a week's rent...Last time we moved it was after a Section 21 notice
after 6 years in the place. The housing market is broken.”

Private renter, Richmond upon Thames

“[We are] Stuck in a horrible area in a rundown private rented house with damp and
mould problems, overcrowded, in disrepair with a lazy landlord who does not repair
anything as he can get a lot more rent from new tenants. We have for a year had an
indoor waterfall every time it rains as he has yet to repair [the] hole in the roof.”
Private renter, Hillingdon

The concerns over inaction on housing issues were not limited to private rented tenants.
One respondent noted that renting from the local council had left them facing high costs to
remove excessive mould, which had been a source of stress and financial concerns on
account of existing debts.

“I'm now in a lot of financial debt. | am in arrears with utility bills and | am constantly
worried about money. | am always ill because | cannot afford to have the heating on
all the time, my flat is now mouldy and yet | have no time to sort any issues because
I'm constantly busy with work. The local council do not repair damage caused by
mould so | would have to foot the bill.”

Social renter, Barnet

Cost of living crisis

Contributing to further hardship has been the broader cost
of living crisis, which has emerged in recent months and is

expected to worsen. The discussion group highlighted how Over one in four

rising energy costs and other bills had coincided with TalkLondon survey
increased rent and costs associated with leasing, to respondents (28 per
exacerbate the financial challenges they had been facing. cent) said that the
Combined with reductions in wages and benefits in real interaction of living
terms, this raised serious concerns among discussion costs alongside housing
participants on their capacity to meet rent payments, with costs was negatively

28 per cent of survey respondents saying that the impacting them.

interaction of broad living costs alongside housing costs was
negatively impacting them.

“My pay increase is far less than the increase in bills. I'm cold all the time as I'm
frightened of the cost of putting the heating on but worried my flat will get damp if |
don't. My bills will soar if | have to work from home again.”

Private renter, Islington
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“Both rent and service charges have increased significantly in 2020 and 2021;
additionally council taxes have also gone up markedly. The suspension of the triple-
lock and the freezing of Personal Tax allowance will further impact the ability to pay
rent.”

Social renter, Hammersmith and Fulham

Survey findings — YouGov

Methodology

The Housing Committee worked with YouGov, asking the same questions as the TalkLondon
survey with fieldwork taking place between 7 and 10 January 2022 (see Appendix 1). All
figures, unless otherwise stated, are from YouGov Plc. Population estimates were calculated
by the London Assembly. Total sample size was 1,115 adults. The survey was carried out
online. The figures have been weighted and are representative of all London adults (aged
18+).

We did this in order to run a representative survey of Londoners, so that we could
understand the potential scale of impact across London.

Results

13 per cent of people in the YouGov survey who owned or
rented their property felt more at risk of losing their home

in January 2022 than before the pandemic.” Across Around 750,000
London, this could mean around 750,000 Londoners are Londoners could be
currently feeling more at risk of losing their home.? feeling more at risk of
losing their home now,
We also asked respondents to the YouGov survey to tell us compared with before

about their housing situations before the pandemic and the pandemic.
now. The below chart shows the movement of people
between different tenures and different levels of managing
their housing costs. Renters, both social and private, were
more likely than people in other tenures or living situations to have gone from being able to
manage their payments to struggling to keep up with payments.

7 N=955

8 Calculated by the London Assembly. Methodology: Adult population estimate: 6,962,444 — this is from
Statista taking the population and subtracting the children age groups
(https://www.statista.com/statistics/1064939/population-of-london-age-groups/). This question was asked to
those who own or rent their home, which was 955/1115 of the sample so 85.6% of the total adult population =
5,959,852 and then 13% of this, * 0.13 = 774,780
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YouGov responses - pre- and post-pandemic broad housing security

Respondent shift moving between "stable” and "struggling” housing situations

Respondents: [l Instable housing || Struggling with payments, homeless or ‘sofa-surfing’

Pre-Pandemic Survey Post-Pandemic Survey

Stable 928 929 Stable

Struggling 77 103 Struggling

N/A 110 83 N/A

Source: YouGov Housing Financial Health Survey
Graphic by GLA City Intelligence

N=1115, fieldwork took place between 7 and 10 January 2022.

CITY INTELLIGENCE
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YouGov responses - pre- and post-pandemic detailed housing security

Breakdown of respondent shift between "stable" and “struggling” housing situations

Respondents: . In stable housing . Struggling with payments, homeless or 'sofa-surfing’

Pre-Pandemic Survey

| was renting from a private landlord

18
and keeping up with payments

195

| was living on a long-term
basis with friends or relatives 65
and not paying rent

60

| was renting from the council or
housing association and keeping
up with payments

12

53

| was living on a long-term basis - -

—\ N

—~ NN\ e

with friends or relatives and 58
paying some rent

| owned my property outright 253 266
with no mortgage
—
— ———
| owned my property with a mortgage 207 222
and was keeping up with payments
I was in a Shared Ownership scheme 20 20
and keeping up with payments
| was 'sofa surfing' with friends or 9 —— 4
family as an emergency measure —'—'-_,,’-{';; / \
| ting f ivate landlord l//‘l@”ﬂ' _
was renting from a private landlord o AN ¢ i S 45
but struggling with the payments — ——v// \J &’.
. . X
I was renting from the council or /A’/‘ 7
housing association but struggling 27 Z—-"" b‘. 33
with the payments
| was homeless or living ina
temporary home or hostel provided 7
through the council or 4
homelessness services
| owned my property with a
mortgage but was strugglingwith 9
the payments 15
2
Don'tknow &3 45
Other 57 38

Source: YouGov Housing Financial Health Survey
Graphic by GLA City Intelligence

N=1115, fieldwork took place between 7 and 10 January 2022.

o

Post-Pandemic Survey

| am renting from a private landlord
and keeping up with payments

lam living on a loang-term
basis with friends or relatives
and not paying rent

| am renting from the council or a
housing association and keeping
up with payments

Iam living on a long-term basis
with friends or relatives and
paying some rent

| own my property outright
with no mortgage

| own my property with a mortgage,
and keeping up with payments

lamin a Shared Ownership scheme,
and keeping up with payments

| am 'sofa surfing' with friends or
family as an emergency measure

| am renting from a private landlord,
but struggling with the payments

lam renting from the council or a
housing association but struggling
with the payments

lam homeless or livingina
temporary home or hostel provided
through the council or
homelessness services

| own my property with a
mortgage, but struggling with
the payments

lamin a Shared Ownership

scheme, but struggling with
the payments

Don't know

Other

CITY INTELLIGENCE
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The above chart shows the movement of Londoners between categories. Digging further
into a selection of these categories (where the size of the group allowed for analysis) gives
some interesting further insights.

What happened to people who were renting from a council or housing association and
keeping up with payments? The chart below shows how respondents’ situations changed
between March 2020 and January 2022:

In March 2020 | was renting from the council or
housing association and keeping up with
payments, now

| am renting from the council or a
housing association and keeping up with
payments

85%

| am renting fromthe council or a
housing association but struggling with
the payments

10%

| own my property outright with no
mortgage

1%

| am renting from a private landlord and

keeping up with payments 1%

| am renting from a private landlord, but

struggling with the payments 1%

Base: those renting from the council or housing association and keeping up with payments in March 2020 (n=130)

85 per cent of those who were renting from a council or housing
association and keeping up with payments prior to the pandemic

are still in the same situation in January 2022. However, 10 per There could be around
cent are now struggling to keep up with payments. That could 90,000 people in social
mean almost 90,000 people® in London who are newly struggling housing in London

with social rent payments. This could have a huge impact on struggling with rental

tenants and landlords alike. payments.

9 Calculated by the London Assembly. Methodology: total adult population 6,962,444 * 0.13 to match the
proportion of the sample this group makes up, then * 0.1 as it’s 10% of these respondents = 90,511
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What happened to people who were renting from a private landlord and keeping up with

payments?

Base: those renting from a private landlord and keeping up with payments in March 2020 (n=195)

| was renting from a private landlord and
keeping up with payments

| am renting from a private landlord and 74%
keeping up with payments

| own my property with a mortgage, and 10%
keeping up with payments °

| am renting from a private landlord, but

strugagling wath the payments 8%

| am living on a long-term basis with

o,
friends or relatives and paying some rent 3%

and keeping up with payments 2%

| 'am living on a long-term basis with

friends or relatives and not paying rent

| 'am in a Shared Ownership scheme, ‘
‘ 2%

| am homeless or living in a temporary
home or hostel provided through the 1%
council or homelessness services

Around eight per cent of respondents who had been renting from
a private landlord and had been keeping up with rental payments
in 2020 were then struggling by January 2022. This means that
potentially 100,000%° private renters across London are now
struggling with their rent. Combining social and private renters,
nearly 200,000 Londoners may now be struggling to pay their
rent.

Potentially 100,000
private renters across
London are now

struggling with their
rent.

10 Calculated by the London Assembly. Methodology: the total adult population 6,962,444 * 0.18 (for

proportion of renters keeping up with payments) then *0.08 = 100,259.
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What happened to those who owned their property with a mortgage and were keeping up
with payments?

| owned my property with a mortgage and was
keeping up with payments

| owned my property with a
mortgage and was keeping
up with payments

92%

I owned my property with a
mortgage but was struggling A%
with the payments

| owned my property outright

with no mortgage 3%

Base: those that owned their own property with a mortgage and were keeping up with payments in March 2020 (n=207)

Five per cent of those who owned property with a mortgage and
were keeping up with their mortgage payments in 2020 were
then struggling in January 2022. Across London, this means that There could be almost
there could be almost 60,000%! people struggling to keep up with 60,000 people in
mortgage payments who weren’t struggling at the start of the

London struggling to
pandemic.

keep up with mortgage
payments who were
not struggling at the
start of the pandemic.

11 Calculated by the London Assembly. Methodology: the total adult population 6,962,444 * 0.17 (proportion
in the sample who were keeping up before) then * 0.05 (now struggling with payments) = 59,180.
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Case Studies

As part of this investigation, the Housing Committee also held a meeting to hear directly
from Londoners to discuss their housing situations. The Committee met a diverse group,
which included social tenants, private tenants, a landlord, a representative from the
Housing Needs team at Haringey Council, a refugee, and a nurse who had been forced to
leave London due to high housing costs. Organisations that helped put us in touch with
Londoners were the Royal College of Nursing, Southwark Group of Tenant’s Organisations,
Impact on Urban Health, Kineara, AGE London, Social Housing Action Campaign, and the
London Tenants Federation.

Case study — Suzanne

Suzanne, a nurse, moved to London prior to the coronavirus pandemic. She told the
Committee that she lived with a friend briefly before attempting to find accommodation
closer to her work. Despite working at a central London hospital, she found that her income
was not enough to allow her to find accommodation near her place of work. As a result,
Suzanne had to move out of London, and into a commuter town in the home counties.

Suzanne described her complex commute into London, which involves her driving, getting a
bus and taking a train. She told the Committee that depending on which location she
worked in London, it can take her up to two hours a day to get to work:

“All around, you are kind of stuck working in London. In the National Health Service
(NHS), you are not earning a wage which is sufficient to be able to live within London
without having to pick up extra shifts, but then you live outside of London and the
commute, in honesty, is tiring at times. To be adding two hours either side to get up
into London to work is unmanageable in a long-term sense. Nurses are basically
being priced out of the capital and also the tiredness of the commute up here also is a
factor in that, too.”

During our investigation, Mark Farmer told the Committee that the twin impacts of housing
and transport were prompting staff to consider leaving London. These concerns are being
exacerbated by the burnout that nursing staff have faced in London throughout the
pandemic, as well as pay awards being below inflation. Speaking to the Committee, Mark
Farmer cited one survey respondent who stated that they could not afford to have children:

“I'live in a shared house with my partner. | cannot afford to live alone with my
partner. | cannot afford to save a deposit for a house. | cannot afford to have
children.”
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In a report from early 2020, the RCN found that 79 per cent of nursing staff reported
accommodation costs taking up a greater share of income compared with five years
earlier.!2 57 per cent of respondents said that they wanted to or planned to leave London
within the next five years, while 84 per cent of those who had left gave the cost of
accommodation as a major reason.3 In addition, RCN London research shows that nursing
staff working in inner London boroughs with a high concentration of hospitals cannot afford
to live there. Over 52 per cent of respondents said they worked in the boroughs of
Southwark, Westminster, Hammersmith and Fulham or Kensington and Chelsea yet only
8.27% said they are resident there. In follow up correspondence, the RCN stated:

“There is a fundamental risk to London’s health system preparedness as the ability of
the system to respond to a critical incident and to mobilise nursing staff rapidly may
be hamstrung due to staff not living locally. Nurses play a crucial role on the frontline
of the NHS. London’s NHS is already in the midst of a nursing workforce crisis. There
are currently 9,564 vacant nursing posts in the NHS alone in London, as well as rising
vacancies across social care. If housing and transport costs were to discourage nurses
from remaining in London, it may impact vital services that have played a central role
through the coronavirus pandemic and could devastate the health system in the UK.
This is at a time when the NHS is desperately trying to attract more nursing staff into
London to keep pace with the backlog of care due to the coronavirus pandemic.”

Case Study — Alana

Alana is a pensioner and lives in social housing in a south London borough. The coronavirus
pandemic has put pressure on Alana’s finances and she’s having to use her savings and
make cutbacks to get by.

Alana spoke about the high levels of stress she was experiencing trying to keep up with bills,
and the challenges facing pensioners whose own children are also facing financial difficulties
due to the pandemic.

“Our saving is draining. We do not have any savings. As a pensioner, | cannot rely on
my children because they have their own bills. They have their own children to look
after. It is a point about how we are surviving as pensioners.”

With money so tight, Alana spoke about how lockdowns had led to her and her fellow
residents having to rely on food banks or food subsidy programmes.

“COVID has had a big impact on us. It is not going away. If we are looking to another
lockdown, a lot of us depend on the foodbank or the food pantry and we tend to go
there to get minimum stuff. We do not get everything but we get a minimum subsidy

12]Royal College of Nursing, Living in the red: the cost of living crisis for London’s nursing workforce, 31 January
2020
13 Royal College of Nursing, Living in the red: the cost of living crisis for London’s nursing workforce, 31 January
2020



https://www.rcn.org.uk/-/media/royal-college-of-nursing/documents/publications/2020/january/009-012.pdf?la=en
https://www.rcn.org.uk/-/media/royal-college-of-nursing/documents/publications/2020/january/009-012.pdf?la=en
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of food for £4.50 instead of paying £15 at the supermarket. We will get that for
£4.50 there. Most of us residents do use these services because that is the only way
they can cope because it is not just the facility for feeding ourselves but the
underlying health issues that people have as well.”

Another challenge caused by the coronavirus pandemic was a delay in repairs to housing,
and how this caused additional costs that she cannot cover.

“Now regarding repairs, during the lockdown there were no repairs done. | had a
leak from above, my ceiling light really was flooding in and all | had to use was
buckets and buckets because no workman would come out to look at that.”

Alana talked about waking up on freezing winter mornings to no heating and no hot water,
and all the council could do was provide electric heaters. However, these are unaffordable
to run, and Alana and her fellow residents had been unable to claim compensation from the
council. Alana was really concerned about how this was affecting elderly and vulnerable
people.

“The elderly population gets frustrated because it is the coldest day of the month or
the coldest day of the year, you wake up, there is no hot water and there is no
heating. As a group of us, we will phone up the call centre and they will say, “Can we
have a point where we can deliver some electric heaters?” but these electric heaters
cost £5 per day for burning and if you have not got the money, you are afraid to plug
them in because of your income.”

Case Study — Fiona

Fiona lives in social housing in a south London borough. Before the pandemic she was
working in a full-time job but got made redundant in summer 2021.

“Before the pandemic | was working. | was in a full-time job. Because of the
pandemic, there were lots of changes. In July this year | was made redundant and |
have been out of work since. | have had to go on Universal Credit (UC). After the
pandemic, because | have been redundant, | do not make as much money as | did
before and so that has been a bit of an issue.”

Losing her job has put huge financial strain on her and her family, and she and her two
children are currently living in overcrowded and poor-quality housing. She spoke of how the
ongoing struggle to improve her family’s housing situation had become traumatic.

“I have two children of school age, one in primary and one in secondary. My housing
situation is overcrowded. There is mould as well. My children have to share a room, it
is cold and, as someone was saying, with the PVC there is always condensation. | have
been on the bidding list for about eight years. | had always been in band 4, which is
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the lowest, | have now been in band 3 for the last three years and it does not really
make a difference. Yes, in one word, traumatising.”

Solutions suggested by respondents

We asked those who took part in the TalkLondon discussion forum to tell us the solutions
that they want to see on housing policy. Most popular solutions (comments could be
‘upvoted’ by other attendees) included:

e Building more social housing
e More powers for councils to seize unsafe housing from private landlords

e More powers for councils to tax empty homes, and to be able to seize
them after a certain period

e Caps on rent, utility, service charge, and tax rises
¢ Improved standards and security of tenure in the private rented sector

o Affordable rents to be linked to the London Living wage

Please note that these are not polling results, and do not necessarily represent the views of
the Committee or of Londoners as a whole.
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Conclusion

There is no area of life that has been left untouched by the pandemic. Our research with
Londoners shows that housing security is no exception.

Hundreds of thousands of Londoners are struggling with their housing costs, whether that is
rent or a mortgage. In 2022, in one of the world’s major cities, this is unacceptable.

The responses to our YouGov survey suggest that potentially around 750,000 Londoners
may now feel less secure about their housing situation than before the pandemic. We have
heard time and time again from people struggling to make ends meet, struggling with
housing costs, in housing situations that are ever more precarious.

The months ahead will be financially challenging. The cost of living crisis that is enveloping
the country has the potential to drag many more Londoners into financial insecurity in the
months ahead.

The voices of those we’ve spoken to in this investigation must be heard, their struggles must
be recognised and there must be clear measures put in place to try and prevent a housing
crisis that will affect the health and wellbeing of huge numbers of people in our city.

The London Assembly Housing Committee is grateful to everyone who took the time to tell
us their story. Working with the Mayor and the Government, we will continue to call for
decent, affordable housing in London, to help Londoners thrive.
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Appendix 1

TalkLondon Methodology

641 individuals completed a survey — analysis of the full survey cohort also includes the
responses of those individuals who participated in the TalkLondon discussion.

119 unique individual participants were found from examining the online discussion board
responses. This data was blended with the survey responses into one dataset to provide
analysis of the TalkLondon responses with the survey responses.

The survey questions (which were also replicated in the YouGov survey with fieldwork
taking place from 7 to 10 January 2022) were:

1. Thinking about March 2020, before the coronavirus outbreak and lockdown, which
of the following best describes the security of your living situation?

2. And which of the following best describes the current security of your living
situation?

3. In general, do you feel more or less at risk of losing your home now compared to
before the coronavirus outbreak and lockdown, or is there no difference?

The answers meant that we could understand:

1. the housing tenure pre-pandemic (owner shared owner, renting, social renting, “sofa
surfing”, homeless etc) and whether the respondent was already struggling with
payments;

2. their situation now in comparable responses; and

3. whether respondents were more or less at risk, or no difference.

Discussion questions

The discussion prompt for participant discussions was the question How has the pandemic
affected your ability to pay your rent or mortgage?

YouGov survey results can be found here.


https://docs.cdn.yougov.com/7y2poswqsx/AssemblyHousingCommittee_110122_HousingResults_W.pdf
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Other formats and languages

If you, or someone you know needs this report in large print or braille, or a copy of the
summary and main findings in another language, then please call us on: 020 7983 4100 or

email assembly.translations@london.gov.uk

Chinese

T TR B A SO 1R A BRI AR

T TS IBE R T g b T B B 43 (%) 1R 2 st ik
Email 5&ATEER.

Viethamese

Néu 6ng (ba) mudn ndi dung vin ban nay duoc dich sang
tieng Viét, xin vui long lién h¢ vai ching t6i bang dién
thoai, thu hodc thu dién tir theo dia chi & trén.

Greek

Edv smBuusirs mepiAnyn aurou rou ksipyévou otnv yAwood
oag, mapakaAw KaAéore Tov aprBuo rj mikovwvioTs yadi

pag amv avwrépw taxudpopikn fj Tpv nAskrpoviki disubuvarn.

Turkish

Bu belgenin kendi dilinize ¢evrilmis bir 6zetini
okumak isterseniz, liitfen yukaridaki telefon
numarasini arayin, veya posta ya da e-posta
adresi araciligryla bizimle temasa gegin.

Punjabi

7 3t fer eAzRw T AV wvet 3w few @
99, 3 faour s9a few B9 '3 €5 @9
Sua &2 39 & ¥R U2 '3 W§ Wudd 3|

Hindi
FfY BT $H TGS BT AR IO qTET H

TRy @ SR fad g FaR W B & a1 IR A
T TF U0 AT E AT T W EA W GUS Y|

Bengali

eI 9% % wleTE 96t TRt e e R (e B,
BIE Tl FE (T FIEA LA SRS O ST T
B-3E PPN SN AN Qe FAE |

Urdu

Ue O (o DA S Gy gl () ST R
WA O o o Sol e g S 0
é‘ﬁlbéﬁéd$syu°J§Lk‘

GRS Al sy

Arabic

g Jo 2pieed) 12d peg dp e Jsoapd
sl Juacdd o Gl ad e Jpacddl elr s
X5 d sk @ d sassed osced
Sl s addd

Gujarati
%l dAR Al e3clA%ell AR dA3L @UNLAL
FAOHAL SlU dl BU UUA ol®12 Y2 Slel S3

Al GUR JUUA cUld gl H-AH Asllall
UL AL }US S,


mailto:assembly.translations@london.gov.uk

The Pandemic, Financial Health and Housing Security - Housing Committee
March 2022 28

Connect with us

The London Assembly

City Hall

The Queen’s Walk
More London
London SE1 2AA

Website: www.london.gov.uk/abous-us/london-assembly
Phone: 020 7983 4000

Follow us on social media
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