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M32 Would Policy H17 provide a justified and effective approach to the provision of 

purpose built student accommodation (PBSA) in London?  
 
 
32.1 Yes, Policy H17 provides a justified and effective approach to the provision of 

purpose-built student accommodation (PBSA) in London. In accordance with the 2012 
NPPF1 and Planning Practice Guidance2 the Policy requires each borough to plan for 
the needs of students that live in PBSA, and it sets out a clear and effective framework 
for delivering this accommodation to ensure it meets the specified need. An important 
element of Good Growth is ensuring that growth is inclusive and benefits everyone 
(Policy GG1BA), and Policy H17 contributes to this objective.  

 
32.2 Policy H17 supports the growth of London’s world-leading higher education sector by 

ensuring that there is sufficient PBSA for its students. To help deliver Good Growth, 
the Policy seeks to ensures that the rental cost of new PBSA does not act as a barrier 
to students, particularly those from lower income households, from studying at 
London’s universities, by seeking to maximise the amount of affordable student 
accommodation.  

 
32.3 The overall strategic requirement for PBSA in London was established through the 

work of the Mayor’s Academic Forum,3,4 which identified a requirement for 3,500 
additional PBSA bed spaces annually over the Plan period. London Plan evidence base 
paper NLP/HOU/0205 sets out the methodology used to project the population of 
full-time students following a course in higher education in London over the period of 
the Plan period and estimate how many of those students need to be accommodated 
in PBSA. The assessment of need for PBSA forms part of the 2017 Strategic Housing 
Market Assessment (SHMA).6 

 
32.4 Delivering PBSA contributes to meeting a borough’s housing target, as set out in 

Table 4.1 of the draft Plan. Section 7 of the Strategic Housing Land Availability 
Assessment 2017 explains how the need for PBSA will be met.7  

 
In particular: 
a) Would the criteria set out in Policy H17A be justified and effective in 

delivering PBSA to meet identified need? 
 
32.5 Yes, the criteria in Policy H17A are justified and necessary to ensure the policy is 

effective in delivering the identified need for PBSA, as set out below.  
 

 

 

                                                 
1 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, Paragraph 159 
2 MHCLG, Planning Practice Guidance (PPG), Paragraph: 021 Reference ID: 2a-021-20160401, Revision date: 01 
04 2016  
3 NLP/HOU/019f: Mayor’s Academic Forum, Notes of Academic Forum meeting on 14 July 2017, July 2017 
4 The Mayor’s Academic Forum is composed of representatives from the boroughs, universities, private and 
voluntary sector accommodation providers and students, and is chaired and serviced by the GLA. 
5NLP/HOU/020: Mayor of London, Student population projections and accommodation need for new London 
Plan 2017 (amended October 2018), 2018.   
6 NLP/HOU/001: Mayor of London, Strategic Housing Market Assessment, 2017, Paragraphs 8.15-8.26,  
7 NLP/HOU/002: Mayor of London, Strategic Housing Land Availability Assessment, November 2017 

https://www.london.gov.uk/sites/default/files/meeting_note_mayors_academic_forum_meeting_14_july_17.pdf
https://www.london.gov.uk/sites/default/files/student_population_projections_and_accommodation_need_for_new_london_plan_2017_amended_oct_2018.pdf
https://www.london.gov.uk/sites/default/files/student_population_projections_and_accommodation_need_for_new_london_plan_2017_amended_oct_2018.pdf
https://www.london.gov.uk/sites/default/files/london_shma_2017.pdf
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Ensures mixed and inclusive development 

32.6 Policy H17 A1 ensures that the development of PBSA contributes to a mixed and 
inclusive neighbourhood in accordance with the 2012 NPPF8, supporting the 
objectives of GG1 AA. This criterion ensures that PBSA development contributes to 
creating sustainable communities by being part of a mix of housing types in the area, 
and also that PBSA developments are designed and managed to avoid detrimentally 
affecting the amenity of local residents.  

 
Delivers accommodation for students 

32.7 Policy H17 A2 ensures that PBSA accommodation is occupied by the group the 
development is intended to meet the needs of i.e. students following a course in 
higher education. This criterion enables boroughs to plan effectively for this need in 
accordance with the national policy9 and be certain that a development of PBSA will 
help meet this need and not be occupied by other groups, thus allowing them to 
effectively monitor their housing delivery in accordance with national guidance10. 

 
Demonstrates need for the land use, accommodation design and rental cost 

32.8 Policy H17 A3 requires that there is a direct link between PBSA accommodation and 
one or more higher education providers, in the form of a nominations agreement. The 
reasons for this criterion and details of how it should be implemented are provided in 
paragraph 4.17.3 of the draft Plan. The strategic need for PBSA is clearly understood 
as set out in paragraph 32.3, and this forms part of London’s overall housing need.11 
However, the location of this need is not known for the entire Plan period, so a 
mechanism is needed to ensure that a proposed PBSA development addresses the 
need for PBSA, in accordance with the 2012 NPPF12, in that location. As explained in 
the following paragraph (32.9), this policy criterion helps demonstrate that there is a 
need for a proposed PBSA development. To clarify to boroughs that this need does 
not have to be related to higher education providers within a borough’s boundary, a 
further Suggested Change is proposed in Appendix 1 of this statement.  

 
32.9 Nominations agreements are entered into between the higher education provider 

(HEP) and the accommodation provider. Agreements require the HEP to nominate a 
minimum number of students into the PBSA each year and for an agreed period (e.g. 
five years) in return for a level of control on rents and some operational matters. If the 
PBSA development does not meet the requirements of the HEP and its students, the 
HEP will not enter into a nominations agreement. Thus, this requirement helps 
demonstrate that the majority of the bedrooms in the PBSA development are needed 
by London’s HEPs in the particular location, and that its design, layout, and rental 
levels meet the needs of London’s higher education students. It also helps ensure that 
the accommodation covered by the nominations agreement meets the requirements of 
Policy H17A5. Where the PBSA is operated directly by a HEP the need for the PBSA is 
self-evident.  

 

                                                 
8 NLP/GD/03: DCLG, NPPF  2012, Paragraph 50 
9 NLP/GD/03: DCLG, NPPF 2012, Paragraph 159, 2012; and MHCLG, Planning Practice Guidance (PPG), 
Paragraph 021 Reference ID: 2a-021-20160401, Revision date: 01 04 2016 
10 MHCLG, PPG, Paragraph: 038 Reference ID: 3-038-20140306 Revision date: 06 03 2014 
11 NLP/HOU/001: Mayor of London, Strategic Housing Market Assessment, November 2017, Paragraphs 8.15-
8.20, 
12 NLP/GD/03: DCLG, NPPF 2012, Paragraph 159 

https://www.london.gov.uk/sites/default/files/london_shma_2017.pdf
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32.10 As detailed in the papers and notes of the meetings of the Mayor’s Academic Forum 
(NLP/HOU/019a-g), Policy H17 has been developed through meaningful 
engagement with the Forum’s members. The requirements of Policy H17 A3 were 
discussed at the meeting of the Forum in July 2017.13  Forum members resolved the 
requirement to have an agreement with a HEP would be useful for identifying the 
‘bona fide’ student accommodation providers in the market, as distinct from purely 
speculative developers of this specialist accommodation.  

 
32.11 Not all HEPs in London are able or willing to enter into nominations agreement with a 

PBSA provider. This may be due to the HEP having a small number of students or due 
to uncertainty about the number of students it will enrol in future years. Thus, the 
students attending these HEP institutions obtain housing in PBSA through direct lets 
with the company operating the PBSA. Policy H17 A3 allows for a continued supply of 
direct-let accommodation as paragraph 4.17.3 explains that only a majority of the 
bedrooms, rather than all the bedrooms, in a PBSA scheme are required to be covered 
by a nominations agreement.  

 
Meeting housing needs of students   

32.12 For criterion in Policy H17 A4, please see answer to M30 b) paragraphs 32.15 to 
32.20. 

 
32.13 Para 4.17.8 of the draft Plan explains why H17 A4 a) and b) are necessary, and the 

Mayor’s statement for M24 Affordable Housing provides more detail on the 
justification and effectiveness of the threshold approach to applications.  

 
Demonstrates need for the land use, accommodation design and rental cost 

32.14 Policy H17 A5 is justified and effective as it ensures that PBSA is designed to provide 
sustainable development that functions well and provides a good standard of amenity 
in accordance with the 2012 NPPF14, as well as delivering Good Growth. Please also 
see answers in paragraph 32.9 and 32.24.  

 
b) Would the approach to affordable student accommodation be justified and 

effective? 
 

Policy development  

32.15 The approach to affordable student accommodation has been developed through 
meaningful engagement with key stakeholders and the public from 2014 onwards. 
Members of the Mayor’s Academic Forum have raised the affordability of PBSA as a 
key issue in student housing provision in London for a number of years. In its 2014 
report the Forum recommended that the London Plan should introduce a requirement 
for such accommodation to include an element of provision that is affordable for 
students.15 This recommendation was included in the Further Alterations to the 
London Plan (FALP) in paragraph 3.53B.  

 
32.16 Following publication of the FALP in 2015, further work was conducted with the 

Mayor’s Academic Forum to determine how the requirement for affordable student 

                                                 
13 NLP/HOU/019f: Mayor’s Academic Forum, Notes of Academic Forum Meeting 14 July 2017, July 2017 
14 NLP/GD/03: DCLG, NPPF 2012, Paragraphs 17 & 58 
15 NLP/HOU/019a: Mayor’s Academic Forum, Strategic planning issues for student housing in London – 
Recommendations, March 2014 
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accommodation could be defined and delivered. The ‘Affordable student 
accommodation planning guidance discussion paper January 2015 (and January 2016 
Addendum)’16 explored how to measure student income and determine what the 
average student income is for London higher education students. The paper also 
discusses what proportion of a student’s income is reasonable to spend on the cost of 
PBSA. The views of the Mayor’s Academic Forum17 led to the proposed approach to 
affordable student accommodation that was published as part of the consultation 
draft of the revised Housing supplementary planning guidance (SPG) in 2015.  

 
32.17 The January 2016 addendum attached to NLP/HOU/019c explains how the public 

consultation comments to the draft Housing SPG and Government changes to student 
finance18 led to the estimate of the average student income being based on the 
maximum income that a new full-time student studying in London and living away 
from home could receive from the Government’s maintenance loan for living costs 
(this is £11,354 for 2018/19 academic year). This approach to affordable student 
accommodation was published in section 3.9 of the Housing SPG in March 2016.19  

 
32.18 The Mayor’s Academic forum agreed that the approach to defining affordable student 

accommodations set out in the Housing SPG 2016 should be taken forward into the 
new London Plan.20  

 
Justification for requiring affordable student accommodation  

32.19 PBSA is intended to meet a specific housing need i.e. housing London’s full-time 
higher-education (HE) students. Meeting the identified need of HE students in 
accordance with the 2012 NPPF requires the provision of housing that they can 
afford.21 If new PBSA is unaffordable for students, then it is not meeting the intended 
housing need. The Government indicates in planning practice guidance (PPG) that it 
expects PBSA to provide low-cost housing: ‘Encouraging more dedicated student 
accommodation may provide low cost housing that takes pressure off the private 
rented sector and increases the overall housing stock.’22  

 
32.20 However, average rents in new PBSA, particularly direct let accommodation, are not 

only significantly higher than the rent level set for affordable student accommodation, 
but exceed23 the maximum income available from a student’s maintenance in London 
(i.e. £11,354 in 2018/19). If the cost of PBSA is unaffordable to students, it is not 

                                                 
16 NLP/HOU/019c: Mayor’s Academic Forum, Affordable student accommodation planning guidance discussion 
paper January 2015 (and January 2016 Addendum), January 2015 
17 NLP/HOU/019b: Mayor’s Academic Forum, Notes of Academic Forum meeting on 26 January 2015, January 
2015   
18 In the draft Housing SPG 2015 the average student income was based on maximum income a student studying 
in London and living away from home could receive from the Government’s maintenance loan and grant for living 
expenses. However, following the consultation the Government announced that the maintenance grant would be 
phased out with no grant being available for new students from the academic year 2016/17, and the maximum 
available maintenance loan would be increased for new student studying in London and living away from home. 
19 NLP/HOU/003: Mayor of London, Housing SPG, March 2016 
20 NLP/HOU/019d: Mayor’s Academic Forum, Notes of Academic Forum meeting on 2 December 2016 , 
December 2016, Section 4; and NLP/HOU/019f:, Mayor’s Academic Forum, Notes of Academic Forum meeting on 
14 July 2017, July 2017,  Section 3. 
21 NLP/GD/03: DCLG, NPPF 2012, Paragraph 159 
22 MHCLG, PPG, Paragraph: 021 Reference ID: 2a-021-20160401 Revision date: 01 04 2016 & Paragraph: 020 
Reference ID: 2a-020-20180913 Revision date: 13 09 2018. 
23 NLP/HOU/019c: Mayor’s Academic Forum, Affordable student accommodation planning guidance discussion 
paper January 2015 (with January 2016 Addendum) page 7, and Appendix 2: PBSA rental costs for the 2017/18 
academic year 
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meeting the intended housing need and can act as a barrier to higher education study 
in London. Thus, the requirement of Policy H17A4 is necessary and justified to ensure 
that new PBSA delivers housing that meets the needs it is intended for and delivers 
inclusive growth. 

 
 

Approach to Affordable student accommodation 

32.21 As discussed in the affordable student accommodation planning guidance discussion 
paper, it is logical to conclude that the Government regards the income available to a 
student from the maximum maintenance loan as sufficient to pay for all of a student’s 
living costs during the academic year, and thus the affordability of PBSA should be 
measured in the context of this income.24 The rental level set for affordable student 
accommodation is the proportion of this income25 that the Mayor assesses to be 
reasonable for a student to spend on accommodation costs. This assessment takes into 
consideration: the costs of the utilities and added services included in the rent of 
PBSA; the short-term nature of the time a person lives in student accommodation; and 
the average rents charged for standard student rooms by London universities. Taking 
these factors into account the Mayor considers that it is reasonable for a student in 
London to spend up to 55 per cent of their income on the cost of accommodation in 
PBSA, and this is the basis of the definition of affordable student accommodation 
used in paragraph 4.17.7 of the draft Plan. The affordable student accommodation 
rental rate is published in the Mayor’s London Plan Annual Monitoring Report. For the 
academic year 2018/19 the annual rental cost for affordable PBSA must not exceed 
£6,245.  

 
32.22 As the affordable student accommodation rental cost is the maximum amount 

considered reasonable for a student on an average student income to spend on PDSA 
rent, Policy H17 A4 seeks to ensure that the maximum viable level of affordable PBSA 
in a development is provided. The Mayor would like to see as many new PBSA units as 
possible be affordable to the average student. The London Plan Viability Assessment 
found that student accommodation case studies can achieve 35% affordable student 
accommodation in most cases; 50 per cent when tested against lower benchmark land 
values.26 The threshold approach has been introduced for PBSA for the reasons set out 
in paragraph 4.17.8 of the draft Plan. Development proposals are now coming forward 
that exceeded the 35 per cent threshold for affordable student rooms.27   

 
32.23 Paragraphs 4.17.9-4.17.11 of the draft Plan set out clear requirements for the 

standard of PSDA accommodation, the process for annual changes in rental costs and 
how the affordable student accommodation will be allocated to students.  

 
c)  Would the approach to living space and layout provide good design in PBSA 

to meet the objectives of Good Growth Policies GG1 to GG4? 
d) Overall, would policy H17 meet the objective of Policy GG4 in delivering the 

homes Londoners need? 
 

                                                 
24 NLP/HOU/019c: Mayor’s Academic Forum, Affordable student accommodation planning guidance discussion 
paper January 2015 (with January 2016 Addendum), January 2015, Paragraphs 1.4.5 - 1.5.1 
25 This is the income equivalent to that provided by maximum maintenance loan for living cost that a new full-time 
student’s studying in London and living away from home could receive.  
26 NLP/VI/001: Three Dragons et al, London Plan Viability Study, December 2017  
27 Mayor of London, Planning report GLA/4230a/LB/01 - Land at Fieldgate Street, October 2018 

https://www.london.gov.uk/sites/default/files/london_plan_viability_study_dec_2017.pdf
https://www.london.gov.uk/sites/default/files/PAWS/media_id_434433/land_at_fieldgate_street_report.pdf
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32.24 Yes; the Policy allows for PBSA to be designed with a variety of layouts and forms, and 
in concert with all the requirements of Policy H17 and the design Policies D1, D2 and 
D3 in the draft Plan, it will provide a framework to meet the objectives of GG1 to GG4. 
The policy will provide sustainable housing that meets the needs of students and 
integrates with the surrounding community, making the best use of land. The 
requirement set out in H17A3 will also help ensure that design, layout, and rental 
levels meets the needs of London’s higher education students. 

 
32.25 The policy will ensure that the identified need for PBSA in London is met, and that 

PBSA contributes to creating mixed and inclusive communities. It will help take 
pressure off existing self-contained housing stock by providing low-cost dedicated 
student housing, increasing the overall housing stock, and creating a more inclusive 
city. 
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Appendix 1: M32 Further Suggested Changes 
 
The Mayor is suggesting the following further changes to supporting text of Policy H17:  
  
o Bold red – Minor suggested change text  
o Red strikethrough – original text deletion, minor suggested changes 

o Bold blue – new text    

o Blue strikethrough – deleted original plan text 
  

Change ref 
no  

Policy/para 
/table/map  

Further suggested change  
  

M32.1  .17.3 4.17.3 The strategic need for PBSA is not broken 

down into borough-level targets as the location 

of this need will vary over the Plan period with 

changes in higher education providers’ 

institutions’ estate and expansion plans, 

availability of appropriate sites, and changes in 

Government policy that affect their growth and 

funding. To demonstrate there is a local need 

for a new PBSA development and ensure the 

accommodation will be supporting London’s 

higher education providers institutions, …  

 

M32.2 Footnote 
59D 

59D Student population projections and 
accommodation need for new London Plan 2017 
(amended October 2018). GLA 
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Appendix 2: PBSA rental costs for the 2017/18 academic year  
 
The tables bellow set out the mean (average) rent per week and annually for PBSA in academic 
year 2017/18 for different types of room and providers from analysis of the rents of 77,319 
rooms in 326 PBSA properties in London28, 
 
The rent levels for each room type are presented for different types of provider arrangements 
for PBSA:  

• Direct let - a private provider owns the PBSA and directly let the rooms to students 

• University nominated - a private provider owns the PBSA but through an agreement a 
higher education provider (HEP) can control (nominate) which students can rent the private 
provider’s rooms 

• University owned & operated - a HEP owns the PBSA and controls which students can rent 
the rooms in it  

 
The data set below, Table 1, provides the weekly rent for each room type and provider 
arrangement. It shows the range from the lowest rent recorded to the highest and the average 
(mean) per respective room type. The standard rooms, which tend to be the lowest cost rooms 
(for single occupancy) with the fewest amenities. The average (mean) rent is also shown for all 
of the rooms provided by each of the provider arrangements.  
 
Students can rent a PBSA room for different lengths of time depending on the provider – 
typically between 38-51 weeks a year. Table 2 shows the annualised weekly rental cost from 
Table 1 for periods of 38 weeks and 51 weeks. 
 

                                                 
28 The data is derived from the London Market Report on Student Accommodation October 2018, Knight Frank. 
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Table 1: Mean weekly rents of purpose build student accommodation (PBSA) in academic year 2018/19 for different types of room and provider 
arrangements  
 

Room  
types 

Provider arrangement  
Rent Standard Rent Ensuite Rent Studio 

Rent Other 
 (inc. 1 bed flats and twin, triple, 

quad shred bedrooms)  
Average all 
room types 

Low High Average Low High Average Low High Average Low High Average 

All PBSA rooms  £111  £400  £208  £134  £735  £230  £148  £704  £335  £82  £650  £253  £279 

University nominated £149  £282  £240  £155  £328  £227  £191  £433  £288  £86  £579  £287  £252 

Direct let £117  £400  £235  £147  £735  £254  £176  £704  £341  £82  £650  £282  £307 

University owned & 
operated 

£111  £272  £174  £134  £349  £215  £148  £665  £294  £96  £567  £202  £211 

 
Table 2: Mean annual rents of purpose build student accommodation (PBSA) in academic year 2018/19 for different types of room and provider 
arrangements (rents that meet the annual rental cost for affordable PBSA of £6,245 for 2018/19 are highlighted in red) 
 

Room  
types 

 
Provider 
arrangement 

Length 
of 

contract 
in weeks 

Rent Standard Rent Ensuite Rent Studio Rent Other  
Average all 
room types 

Low High Average Low High Average Low High Average Low High Average 

All PBSA 
rooms  

38 £4,218 £15,200 £7,904 £5,092 £27,930 £8,740 £5,624 £26,752 £12,730 £3,116 £24,700 £9,614 £10,602 

51 £5,661 £20,400 £10,608 £6,834 £37,485 £11,730 £7,548 £35,904 £17,085 £4,182 £33,150 £12,903 £14,229 

University 
nominated 

38 £5,662 £10,716 £9,120 £5,890 £12,464 £8,626 £7,258 £16,454 £10,944 £3,268 £22,002 £10,906 £9,576 

51 £7,599 £14,382 £12,240 £7,905 £16,728 £11,577 £9,741 £22,083 £14,688 £4,386 £29,529 £14,637 £12,852 

Direct let 
38 £4,446 £15,200 £8,930 £5,586 £27,930 £9,652 £6,688 £26,752 £12,958 £3,116 £24,700 £10,716 £11,666 

51 £5,967 £20,400 £11,985 £7,497 £37,485 £12,954 £8,976 £35,904 £17,391 £4,182 £33,150 £14,382 £15,657 

University 
owned & 
operated 

38 £4,218 £10,336 £6,612 £5,092 £13,262 £8,170 £5,624 £25,270 £11,172 £3,648 £21,546 £7,676 £8,018 

51 £5,661 £13,872 £8,874 £6,834 £17,799 £10,965 £7,548 £33,915 £14,994 £4,896 £28,917 £10,302 £10,761 

 


