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1 Executive Summary  
 

1.1 This paper provides an update on the Mayor’s housing delivery ambitions across 
London for both affordable and market housing, the current position on overall 
pipeline starts and completions and an analysis of progress against the Mayor’s 
targets.  

 
 
2 Recommendation 

 
2.1 That the Board notes the paper. 

 
 

3 Introduction and Background 
 

Overall Housing Aims 
 

3.1 The Mayor's draft London Plan identifies capacity for 65,000 new homes a year, an 
increase from 42,000 in the existing London Plan.  Both the draft London Plan and 
the London Housing Strategy, which was adopted in August 2018, also include the 
Mayor's long-term strategic target for half of all newly built homes to be genuinely 
affordable. This is significantly higher than the proportions contained in historic 
planning permissions. Specific measures to achieve this aim include increasing the 
number of affordable homes provided through planning obligations with the 
'threshold approach' to viability, using the Mayor's investment powers to fund 
additional affordable homes, leading the way on GLA group land with an aim to 
deliver at least 50 per cent affordable housing on average and strongly encouraging 
other public-sector landowners to do the same.  

 
3.2 The Mayor has successfully secured funding from Government to start at least 

116,000 affordable homes between April 2015 and March 2022. This measure is 
based on gross affordable housing starts and is therefore not directly comparable 
with the London Plan targets.   

 
 



4 Issues for Consideration 
 

Affordable Housing Supply 
 

4.1 The Mayor’s target to start building 116,000 affordable homes by 2022 will be 
delivered by a range of housing providers including large and small housing 
associations and London’s councils.    
 

4.2 A target to start at least 14,000 genuinely affordable homes was set for 2018-19 
and progress against this will be confirmed in the GLA Affordable Housing Statistics 
due to be published on 10th May 2019.  The previous highest number of affordable 
housing starts since programmes were devolved to the Mayor of London was 12,555 
reported in 2017-18.  

 
4.3 With delivery of affordable homes increasingly tied to the delivery of market homes, 

whether through cross-subsidy activity of housing associations or planning gain on 
sites controlled by private developers, the current uncertain housing market poses 
considerable risks to future delivery. The GLA has initiated discussions with partners 
reliant on market activity to explore how additional investment could support them 
to continue to commit to their forward pipelines.  

 
4.4 Through the Mayor’s Homebuilding Capacity Fund, the GLA announced allocations 

of £9.76m to 30 London boroughs in April 2019, which will support the delivery of 
more council homes, increase development on small sites, develop strategic 
masterplans for areas with significant residential growth potential, and ensure that 
new developments achieve optimal density, with a focus on building more social 
rented and other genuinely affordable homes.   
 

4.5 Table 1 below sets out an annual profile of starts against the 116,000 target. 
Ongoing discussions with government and delivery partners means that the profile 
of delivery in 2020-21 and 2021-22 is not yet finalised and is shown in aggregate 
for the two years.   

 
4.6 From April 2015 to the end of December 2018, just under 33,800 starts on site have 

been reported via the GLA’s affordable housing programmes.  For the financial year 
2019-20 the aim is to start at least 17,000 genuinely affordable homes. 
Achievement of this target will require partners to commit to pipeline schemes with 
varying levels of market risk. As set out above in paras 4.4 and 4.5 the GLA is 
proactively supporting this but delivery of the target comes with considerable risk at 
the present moment in time.    

 
Table 1: Affordable Housing Starts delivery profile to the end of Q3 2018/19 

  
  2015-16 2016-17 2017-18 2018-19 2019-20 2020/21-

2021/22 
Total  Target 

Reported starts 7,231  7,915  12,555  6,066     33,767    

Expected starts     12,500 - 
16,500 

14,000-
19,000 

17,000 - 
23,000 

45,000 - 
56,000 

  
116,000  

 



GLA Group Land 
 
4.1 Information below on housing delivery on GLA Group land has been provided by the 

GLA Group functional bodies. The information relates to starts to March 2022. 
 
Housing and Land Directorate: 
 

4.2 It is expected that in the period from 2017-22 there will be just over 16,100 homes 
started on GLA/former GLA land, including joint ventures, of which around 5,600 
will be affordable homes.  The programme includes a number of large scale, long 
term projects with phased delivery including Greenwich Peninsula (c15,000 homes) , 
Barking Riverside (c11,000 homes) and GLA joint ventures.   
 

4.3 Table 2 below shows an estimated annual profile of delivery. 
 
Table 2: GLA no. of starts on site from April 2017 to March 2022 
GLA H&L 2017-18 2018-19 2019-20 2020-21 2021-22 Total 

Starts

% Aff'd  sites 

brought to market 

post May 2016

 All tenures 3,745 2,414 4,245 3,102 2,650 16,156

 Affordable only 965 755 1,580 1,385 890 5,575
72%

 
 

Transport for London: 
 

4.4 TfL have twin targets to generate revenue to reinvest in the transport network and 
deliver affordable housing for Londoners. The targets are to ensure that; 

 50 per cent of homes built on TfL land will be affordable by habitable room, on 
average across the portfolio of projects that were brought to market post March 
2016 1 

 A Business Plan target of £850m capital receipts from property development is 
generated to reinvest in transport and create long-term revenue streams to 
reinvest in transport.  

 By March 2021 TfL will have started on site that will deliver 10,000 homes.   
 

4.5 Current forecasts show TfL will deliver 10,543 starts by 2021. Table 3 below shows 
an estimated annual profile of delivery which has an additional 817 starts, outside of 
TfL’s programme target, profiled in the year 2021-22. 

 

Table 3: TfL no. of starts on site from April 2017 to March 2022: 

TfL 2017-18 2018-19 2019-20 2020-21 2021-22 Total 

Starts

% Expected Aff'd  

sites brought to 

market post May 

2016 All tenures 267 46 350 9,880 817 11,360

 Affordable only 92 46 175 3,944 408 4,665
50%

 
 

1
 The mayoral target is 50 per cent affordable housing measured by habitable rooms. TfL are reforecasting the delivery 

programme to match this measure as projects progress from feasibility to detailed design.  While the process is undertaken, 
the percentage of affordable homes by unit is used as a proxy.  

 
London Legacy Development Corporation (LLDC): 
 

4.6 The LLDC’s current Local Plan seeks to maximise affordable housing in new 
developments and sets a target of 35%.  Most of the LLDC owned sites already 
have outline planning permission under the Legacy Communities Scheme, granted 



in 2012.  This aims to create new lifetime neighbourhoods with a balanced mix of 
housing types and tenures, alongside employment, cultural and education facilities.  
 

4.7 The LLDC has agreed to work towards the Mayor’s 50% affordable homes target, 
where there is scope to re-visit existing consents, and recognising the need for 
widespread and ambitious infrastructure investment in the area.  LLDC is exploring 
ways of increasing affordable housing through the use of affordable housing grant, 
different delivery models and holding rented stock.  
 

4.8 Table 4 below shows an estimated annual profile of delivery. 
 

   Table 4: LLDC no. of starts on site from April 2017 to March 2022: 

LLDC 2017-18 2018-19 2019-20 2020-21 2021-22 Total 

Starts

% Aff'd  sites 

brought to market 

post May 2016

 All tenures 0 695 180 569 263 1,707

 Affordable only 0 250 33 194 75 552
N/A

 
 

Mayor’s Office for Policing and Crime (MOPAC): 
 

4.9 Principles and routes for disposals have been established both to contribute towards 
affordable housing targets and to ensure MOPAC receives best consideration when 
disposing of surplus land. 
 

4.10 MOPAC continues to work with GLA Housing and Land to identify opportunities on 
pipeline sites to increase the level of affordable housing and consider the potential 
effects of the draft London Plan.  Table 5 below shows an estimated annual profile 
of delivery. 
 

   Table 5: MOPAC no. of starts on site from April 2017 to March 2022: 

MOPAC sites 2017-18 2018-19 2019-20 2020-21 2021-22 TBC Total 

Starts

% Aff'd  sites 

brought to market 

post May 2016

 All tenures 9 0 65 347 1,112 244 1,777

 Affordable only 0 0 23 121 412 139 695
38%

 

 
London Fire Commissioner (LFC): 
 

4.11 The LFC portfolio consists of sites brought to market prior to May 2016 and 
pipeline sites where the method of disposal on some of the properties have not yet 
been determined or at the initial stages of being marketed.      
 

4.12 Table 6 below shows an estimated annual profile of delivery. 
 

   Table 6: LFC no. of starts on site from April 2017 to March 2022: 

LFC 2017-18 2018-19 2019-20 2021-22 2021-22 Total 

Starts

% Aff'd  sites 

brought to market 

post May 2016

 All tenures 85 225 442 0 0 752

 Affordable only 34 10 139 0 0 183
N/A

 

 
 



5 Housing Supply: Current  
 

5.1 The total number of new homes in London in 2017/18 will be announced in the 
next London Plan Annual Monitoring Report, due to be published in mid-2019.  
 

5.2 An early indication of the trend in new supply is given by MHCLG's 'net additional 
dwellings' statistics, which are equivalent to the net conventional completions that 
comprise the bulk of new supply in London. The number of net additional dwellings 
in London in 2017/18 was 31,723, down from 39,560 in 2016/17.  
 

5.3 Recent data published by MHCLG on the number of Energy Performance 
Certificates (EPCs) issued for new homes in London indicates that new supply has 
increased since the end of 2017. The number of new dwelling EPCs issued in 2018 
was 40,568, up 17% from twelve months before. 
 

5.4 The most up-to-date information available on private sector development is from 
the research firm Molior. According to Molior, there were 23,085 private sector 
housing starts on sites with 20 or more private homes in 2018, down 16% from 
27,286 in 2017.  

 
5.5 Molior also found that there were 23,487 private sector housing completions on 

sites with 20 or more private homes in 2018, 4% more than in 2017. Finally, the 
number of homes under construction on these sites at the end of 2018 was 64,640, 
slightly down from 64,845 at the end of 2017.  

 

 
 
Planning pipeline 
 

5.6 Data from the Home Builders Federation (HBF) shows that 67,635 new homes were 
granted planning permission in London in the year to September 2018. This figure is 
down slightly from the peak of 70,763 in March 2018, but 9% higher than the 
figure from September 2017 and indicative of a healthy pipeline of homes. 
 
 



6 Housing market outlook 
 

Prices and rents 
 

6.1 London’s housing market is currently characterised by low transaction volumes and 
relatively stable costs.  
 

6.2 According to HM Land Registry data, average house prices in London fell 1.6% in 
the year to January 2019, with the largest fall in average prices experienced in Inner 
London. Whilst house price growth in England was positive in the year to January 
2019, price growth across the country is slowing. London’s house price growth was 
the lowest of any region in Great Britain.  

 
6.3 The February 2019 RICS UK Residential Market Survey continued to show surveyors 

have negative house price expectations for London in the coming period. Across the 
country, 77% of respondents cited Brexit-related uncertainty as the biggest 
challenge currently facing the housing market. 

 
6.4 In its Spring Statement update the Office for Budget Responsibility (OBR) made a 

significant downward adjustment to its short-term UK house price growth forecasts, 
from 3% in 2019 to 0% in 2019. 

 
6.5 According to data from the ONS, private rents in London grew by 0.2% in the year 

to February 2019, after falling slightly in late 2018.  
 

6.6 London’s rental growth rate is the lowest of any region in Great Britain. However, 
Rightmove data on asking rents and Homelet data on average rents for new lettings 
both show an increase in recent months, which would be expected to feed through 
to further growth in the ONS rent index over the coming year.  

 
Build to Rent and Help to Buy 

 
6.7 An increasing share of new build private completions in London comprise homes 

sold either for Build to Rent or through Help to Buy.  
 

6.8 In the year to December 2018, there were 6,877 sales for Build to Rent and 5,156 
Help to Buy sales in London. The combined total equates to over half of all private 
sales over the period on schemes monitored by Molior.  
 

6.9 Molior and other industry experts believe that Build to Rent and Help to Buy are 
increasingly important sources of demand for private sector completions in an 
otherwise weaker new build market. This impact is particularly strong in Zones 3 and 
beyond.  

 
Summary 
 

6.10 During this period of macro-political and economic uncertainty, Brexit-related 
uncertainty is weighing heavily on the housing market, not just in London but 
increasingly across the country. This uncertainty presents risks for investment in 
new homes – it is worth noting the Bank of England recently downgraded its 
forecast of housing investment1 from a slight increase in 2019 to a slight decrease, 
citing “elevated Brexit uncertainties”. 

                                                 
1 The Bank of England defines housing investment as including “new dwellings, improvements and spending on 
services associated with the sale and purchase of property.”  



 
 

7 Key Risks and Issues  
 

7.1 Delivering the Mayor’s affordable homes programme is challenging and achieving 
the 116,000 starts target by 2022 is not without risk.   
 

7.2 The GLA is working closely with housing providers to ensure that sites supported by 
the Mayor progress to agreed milestones and that clear strategies are in place to 
avoid delays or sites stalling.  The programme consists of over 50 housing providers 
and over 1,700 individual named sites, with significant numbers of further sites to 
be confirmed throughout the course of the programme.   

 
7.3 Co-ordinated work to maximise housing delivery on land owned by the Mayor is 

underway and risks or issues related to achieving the Mayor’s aims and specific site 
development are being addressed across the GLA group.   

 
7.4 Capacity, in terms of labour and materials, in the construction industry is a potential 

constraint on the delivery of homes of all tenures.  
 
 

8 Equalities Comments 
 

8.1 Increasing the supply of housing in London will help to address problems such as 
overcrowding and homelessness, which evidence indicates disproportionately affect 
specific groups, including Black and Minority Ethnic groups and women. The 
delivery of high-quality housing will also promote improved health and wellbeing, 
given evidence of an association between poor housing conditions and poor health. 
 

8.2 The Mayor’s Homes for Londoners: Affordable Homes Programme 2016-21 will 
significantly increase the number of affordable homes in London. The delivery of 
the Mayor’s housing programmes will help to implement objectives 1, 2, 3 and 4 of 
the Mayor’s Equalities Framework “Equal Life Chances for All” (June 2014) through 
the creation of new homes and housing products.  
 
 

9 Financial Comments 
 
For 2018-19, the Affordable Housing Programme is forecasting spend of £550.4m, 
which is £327.3m (146%) over the original budget of £223.6m. This can be covered 
within the existing programme. The increased spend supports the target of starting 
14,000 affordable homes this year and the overall target of starting 116,000 
affordable homes by 2022.    It funds activities which enhance the prospects of 
achieving overall targets for the following two reasons: 

 Agreeing new allocations and pushing for acceleration of existing schemes; 
where a relevant milestone falls into this year it will increase spend above the 
initial budget. Where these milestones are the number of starts it will enhance 
the ability to hit the minimum target of starting 14,000 affordable homes this 
year; and 

 Agreeing with strategic partners earlier drawdown of their existing allocations 
to support land acquisitions, enabling other pre-development works. This is less 
likely to result in additional starts this year but will enhance the ability to 
achieve the target of starting 116,000 affordable homes by 2022. 



 
 

10 Next Steps 
 
10.1 The Board will be updated on housing delivery at each meeting 

 
 

Appendices 
None. 


