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London Tenants Federation 2571 – M28 Housing Size Mix  

Would Policy H12 provide a justified and effective approach to achieving the dwelling size 
to meet London-wide and local needs? In particular: 

a) Does the dwelling mix in the SHMA provide a robust and realistic assessment of 
London-wide needs?  

No, we don’t feel that the wide differences between the annualised requirement for 
different bed sizes set out in the 2013 SHMA (2015/16-2034/35) and the 2017 (2016-
2041) are justified particularly when looking at delivery over the last few years.  

 

                                33%          18%      26%       22% 
 

 

Annual average gross delivery rate 2013-17    
Requirement  
 2015/16-34/35   

% of requirement delivered  
  

  1 bed 2-bed 3-bed 4-bed   1 bed 
2-
bed 3-bed 4-bed   1-bed 

2-
bed 

3-
bed 

4-
bed 

Market  10867 11309 3754 1548   2798 5791 8545 6083   388 195 44 25 

Intermediate  1173 1288.5 309 30   3357 2240 2506 1799   35 58 12 1.7 

Social rent  1548 2051 1420 521   10225 1103 1774 2720   15 186 80 19 

Total  13587 14648 5482 2098   16380 9134 12825 10602   83 160 43 20 

 

• The apparent requirement for single bedroom homes has increased by 22% (from 

33% to 55%). This is a significant increase, which over a long time-frame would result 
in unsustainable and non-child friendly areas of London – likely to increase the 

number of young families moving from the capital.  

• We note that the average annual gross delivery of 1-bed market homes from 2013-17 
was almost 4 times the requirement that was assessed in the SHMA 2013 for 

(2015/16 – 2034/35),  
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• Incredibly there is also an almost 4-fold increase in apparent requirement for one-

bed market homes according to the 2017 SHMA (while the overall target for market 
housing remains pretty much the same as previously). Is this really justified need or 

simply following what is already being built by developers to bump up numbers of 

homes delivered and to deliver the profits they want?   
 

• It seems as if that this level of delivery of one-bedroom homes in with good transport 

connections will simply result in continued over-development of 1-bedroom 

dwellings will simply develop transient and areas unfriendly to children rather than 
desirable sustainable communities in Lifetime Neighbourhoods. 

 

We feel that all sizes of households should have the right to live in all parts of London 

and families as well as single people have a right to good public transport. 
 

We support Just Space’s proposed re-word: H12 A6 the nature and 
location of the site. A mix of dwelling sizes, including family homes, at all 

rent levels is needed in all parts of London.  
 

We haven’t seen the evidence that developing more one and two-bedroom homes will 

encourage people to move from family sized dwellings. 
 

Without evidence to support this, it should be deleted.  
 

• Gross delivery of one-bed social rented homes from 2013-17 was only 15% of the 

requirement assessed in the 2013 SHMA.  Since there were higher delivery rates of 
two- and three-bed social rented homes it is perhaps more likely that these are based 

on local need for larger family sized dwellings.  Issues of overcrowding and the cost 

of placing homeless families in private rented accommodation would certainly 
support this approach (albeit numbers delivered were still too low). 

• We don’t understand the SHMA’s suggested doubling of the requirement for one-
bedroom social / low cost rented homes. While one could argue this reflects the 
increase in the total number of required dwellings, yet this has not occurred in 
respect of family sized dwellings. 

There will also likely have been an increase in vulnerable single person households 
that might qualify for social rented homes, but it is more likely that boroughs and 

housing associations would want to address needs homes families who are 
increasingly placed in private rented homes with extortionate rental costs or to house 
them outside their borough or indeed London.  

• The total requirement for social / low-cost family sized homes in the 2017 SHMA 
actually remain pretty much the same (numerically) as the previous SHMA’s 
assessment. This effectively halves the percentage requirement of total family-sized 
social / low cost rented homes.  We fear the result will be that overcrowded 

households have to wait even longer than they should for a home that meets their 
needs and potentially increased levels of overcrowding.  

The 2017 SHMA notes that 12.9% of social / low cost-rented households are 
overcrowded.  That’s 102,551 overcrowded social rented households. This is not just 
a numbers game – but a serious issue of families’ / children’s health and well-being.   
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We note the London Assembly 2011 Housing and Planning Committee Report on 
overcrowding recommended increasing the number of larger family social housing 
flats. This diagram below from that report, shows that there is potential for 36 people  
to be taken out of housing need by building one six-bedroom home.   

 

 

 

 

 

 

 

 

 

Surely this is a much more reasonable way of meeting Londoners’ housing needs – 
ultimately leaving, at the end of the chain, an empty one-bedroom home.  

We propose that a target be set for 50% family sized social-rented homes 
and 50% one and two bedroom social-rented homes, with a specific 
target of addressing over-crowding in social rented homes within a 10-
year time period. 

• Regarding Policy H12 A(9) – we have seen no evidence that in reality delivering more 
one- and two-bedroom homes would free up family homes in the social housing, nor 
market homes.  The SHMA mentions the increase in single older person households, 

but we are not convinced that if any of these households already have a home that 
they would want to move from a larger 3-bedroom home to one that may not meet 
their needs (including potential care needs), if they are able to continue to pay the 
rent or mortgage.  If they don’t already have a home the Mayor must anyway 
consider the care needs of singles or couples as they get older, if they are to stay (as 

most would wish) in their homes.  

We propose that without evidence to substantiate Policy 12A(9) that this 

be removed.  

b) Would policy H12 provide and effective and justified strategic framework to deliver 

the mix of homes needed? What is the justification for preventing boroughs from 
setting prescriptive dwelling size mix requirements for market and intermediate 
dwellings homes and would this approach be effective? Would it provide sufficient 
flexibility to meet local needs?  In the light of this and the need to optimise density 
would it make a sufficient contribution towards family homes?  

No, as highlighted above.  

In addition, we are concerned that one-bedroom homes are more environmentally 
unsound than family-sized homes – producing higher CO2 emissions per person as well 

as proportionately higher levels of water usage. 
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It would also seem that there is some kind of madness in over developing one-bedroom 
homes when homes may last for a century or more.  Of course, one-bedroom homes 
could be knocked together in the future, but larger family sized homes have greater 

flexibility in terms of household usage.  It doesn’t really matter whether family sized 
homes are occupied by families with children or single people sharing.   

As an additional point that the SHMA does not seem to have taken into consideration is 
the increase in people working from home.  For some this provides greater flexibility 
around caring for children or older family members but also requires space in the 
household to do this especially if good workplace conditions are to be achieved.  A 2017 
report by Odds Monkey suggests that by 2020 half of the UK’s workforce will regularly 

be working from home at least some of the time. The TUC (in 2016) found that the 
amount of people remote working had increased by nearly quarter of a million 
(241,000) over a decade. 

c) Overall, would it meet the objective of Policy GG4 to deliver the homes Londoners 
need? 

No. 

 

 

 


