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Policy makers, investors, the leaders in town planning, construction, architecture and the 
built environment were invited by Uprise London and LSBU to engage with a curated 
audience of citizens and stakeholders to build a sustainable plan for the future development 
of affordable housing.  
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Introduction 
One week before the Mayoral Elections in London in April 2016, Uprise London, a 
commercial developer that provides affordable homes for Londoners and London South 
Bank University brought together the four main mayoral candidates, to discuss only 
their plans for affordable housing in London and details as to how they planned to fund 
these proposals. 

Our mission is to facilitate dialogue and workshop with key figures. A report of these 
findings from the day has been published on 6th June 2016 and handed to the new 
Mayor, Sadiq Khan, all London Assembly Members, No 10 and The Treasury to help 
frame policy and facilitate co-working that needs to happen to shift out of stasis into 
action.  

This conference, hosted by LSBU drew together the stakeholders and citizens to put 
forward a London Affordable Homes Plan. One million Londoners are represented by 
the groups and organisations in attendance. They, real Londoners who live or work 
here, endorse the policy plan built on that day. We welcome the winds of change and 
look forward to working in partnership with the new Mayor.  

 Steve Darragh  Prof Charles Egbu 
 Director, Uprise London Dean of the Architecture Faculty                                                                                        London South Bank University 
 

 



                                                                                                         

3 | P a g e  
 

Reach 

      

    

   

    

   

                

 



  

4 | P a g e .  
  

Acknowledgements 
Uprise London is very grateful to Sian Berry, Green Party, Caroline Pidgeon, Liberal 
Democrats and Joy Morrissey, Conservative Assembly Member Candidate, for 
generously attending our event and keeping on point! We hope to keep constructive 

dialogue flowing and that you will engage to work together to 
return London to its former glory and make it a great place for 
Londoners who live, work and invest their human capital here. 
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About Uprise 

We believe homes are for people - not for profit. Uprise started with a group of like-
minded individuals from varied social and commercial backgrounds getting together in 
2014. We have a simple goal of delivering truly affordable, quality homes (60 – 70% of 
market) for rent or to buy - for Londoners who live and work in London and pay UK 
taxes. Our profits are then reinvested to build homes for social purpose – long term 
accommodation for women and children leaving refuges and situations of domestic 
violence or trauma. 

Uprise Community CiC 
Registered office address: 130 Wendover Road, Staines-Upon-Thames, England, TW18 3DQ 
E: info@uprisecommunity.org T: +44 (0) 7484 843 778      http://upriselondon.org  

mailto:info@uprisecommunity.org
http://upriselondon.org/
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The Mayor’s Plan for London 
For London’s new Labour Mayor, 
affordability is key. Housing is one of the 
few areas in which the capital’s mayor has 
a lot of power. Michael Gallimore, a 
partner specialising in planning at law 
firm Hogan Lovells, says, “In the 
planning arena the mayor is the most 
powerful individual because he has the 
right to call in schemes above a certain 
threshold to direct an approval or refusal, 
so he can influence up to the point of 
consent.” 

The Mayor's Key Priorities 
 Addressing the housing crisis 
 Freezing transport fares 
 Creating job opportunities for Londoners 
 Cutting pollution 

"I want all Londoners to have the same opportunities that our city gave me: a 
home they can afford, a high-skilled job with decent pay, an affordable and 
modern transport system and a safe, clean and healthy environment." 

- Sadiq Khan's manifesto. 

 The new London Mayor has been promising to crack down on “iceberg” basements, 
saying he would “amend the London Plan to limit the size of so-called mega-
basement extensions, and give neighbours greater protection from the noise, dust 
and disruption major works on this scale can cause to households and 
communities.”  The number of homeowners digging down has risen exponentially 
as it became more expensive to move – due to rises in stamp duty for higher-priced 
homes – than to extend. There was a 159% increase in applications to dig down in 
the borough of Wandsworth, for example, between 2010 and 2015. 

http://www.telegraph.co.uk/news/2016/04/22/iceberg-basements-which-cause-misery-face-tighter-planning-restr/
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Mr Khan has also hit out at developers who sell off-plan flats to international buyers 
in the first phase.   Under Mr Johnson’s tenure, loose guidelines against selling the 
first phase of a development to foreign investors were put in place.  But Mr Khan 
has promised to end the practice, saying he would make it a condition of planning 
that developers market schemes to Londoners before foreign investors.   There are 
an estimated 20,000 “buy-to-leave” properties in London. 

Mr Khan’s emphasis on affordability and an antipathy towards big developers, 
suggest that this may be the dawn of the nimby (not in my back yard) mayor. 

He also favours fewer towers. With a less interventionist mayor, “a lot of towers that 
are on paper at the moment might not end up seeing reality,” says Adam Challis, 
head of residential research at JLL.  

He argues that a combination of a very high proportion of affordable housing to 
meet Mr Khan’s wishes, as well as a market that is moving against tall buildings, will 
make many projects commercially unworkable.  

Mr Grainger says: “Mr Khan is rightly very strong on affordability, but if this 
compromises development viability, it will just mean that we get less of everything – 
both affordable and private housing – built.” 

Mr Challis says: “You’ve got a market that looks less certain and tower commitments 
are anywhere from two to five years – that takes some commitment from the 
developer.” There is also growing evidence of a backlash against tall buildings: A 
YouGov survey found that 48% of Londoners think the 436 new buildings in the 
planning system at the moment will have a negative impact, and only 34% think they 
will be beneficial. 

Duncan Wilson, chief executive of Historic England says: “We would like them both 
to do more in acknowledging that the only way is not up.” 

At a mayoral husting for the housing charity Land Aid, Mr Khan said: “It’s about 
context when it comes to tall buildings.” 

The head of one major property company said he thought Mr Khan was far more 
“up for the challenge”. 

Part of the problem is that most people have little say in what is built around them. 
The YouGov poll also revealed that 58% don’t know how to have a say on local 
planning proposals, and 60% would like a say on tall buildings if they are being 
constructed in a place of historical significance. 

http://www.telegraph.co.uk/finance/property/luxury-homes/11746408/These-are-the-foreigners-ruining-our-country.html
http://www.telegraph.co.uk/finance/property/luxury-homes/11746408/These-are-the-foreigners-ruining-our-country.html
http://www.telegraph.co.uk/property/commercial/a-rare-glimpse-inside-one-hyde-park-as-luxury-pad-goes-up-for-re/
http://www.telegraph.co.uk/business/2016/03/07/what-londons-future-skyline-will-look-like---all-436-skyscrapers/
http://www.telegraph.co.uk/business/2016/03/07/what-londons-future-skyline-will-look-like---all-436-skyscrapers/


                                                                                                         

7 | P a g e  
 

The planning system, especially for tall buildings, is difficult to access. If a tower is 
going to be built near your workplace, rather than your home, it still affects you, but 
it’s harder to find out about and object to the plan.  
Last year, a group led by Create Streets’ Nicholas Boys-Smith, created an alternative 
plan, with mansion blocks rather than 15-floor towers, and more affordable housing. 
It was backed by both Mr Goldsmith and Mr Khan, who said: 
“This is a great example of how big developments should work – working with local 
communities to design real neighbourhoods that work for the existing community.” 
Mr Johnson’s last “call-in” was over the Bishopsgate Goodsyard in Shoreditch. Both 
Tower Hamlets and Hackney councils rejected the £800m development, which 
would have towers of 38 and 46 floors. 
Mr Johnson’s advisers urged him to reject the plans, saying it would create light 
problems. Earlier this month, the Mayor delayed the public hearing so the 
developers could address the concerns. 
The original 10% of affordable housing has been revised up to 15.8% – still a long 
way off Mr Khan’s prescription of 50%. 
“We need the homes, and we need to acknowledge that market circumstances are 
different on every site across London,” says Mr Gallimore. 
“Therefore you cannot be so prescriptive to have fixed policy where you are not 
prepared to allow some discretion. I don’t think 50% [affordable housing] is 
achievable.” 
“The boroughs have been pushing prescriptive percentages over affordable housing 
policies, whereas Boris has been prepared to look at the bigger picture, look at 
viability assessments, and take the developers’ view that a lot of the schemes are only 
capable of producing a smaller amount of affordable housing, which isn’t policy-
compliant.” 
Mr. Khan says he “intends to set out clear guidelines” on when he would use call-in 
powers so that councils could avoid it happening.  
“For developers to be successful, they are going to have to get better at local 
engagement,” says Mr Challis. “Ultimately this is a failing of the industry as well as 
the system – the benefits of development are not well articulated by the industry, 
and not clearly delivered at a local level.  

– Extracts from an article by Isabelle Frazer, 23 April 2016 

http://www.telegraph.co.uk/finance/property/12035052/Onwards-and-upwards-for-the-skyscraper.html
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Professor Charles Egbu – An Age Old 
Dilemma 
The problem has been with us for centuries. The issues are the same as they were 
perceived 150 years ago. It is a problem of supply and demand.  Urbanisation is a 
global issue. As one of the world’s great cities London is at the forefront of this kind 
of growth in the UK and Europe. Each of these demand levers will be unpopular 
amongst certain groups of people. 

Management of green belt and unused space (brownfield and empty property). 
London is seen as a safe haven for overseas investors.  They put their money into 
high end buy-to-leave property stifling supply of affordable homes to rent or buy.  
Incentivising provision of real homes for Londoners to live is key. 
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Is there enough brownfield and empty land to make a real difference?  Building on 
greenfield within 5 minutes walk of current stations could make huge difference. A 
coherent planning approach is required that allows for increased density but also ensures 
provision of services such as schools and libraries to support the growing demand. 

 



                                                                                                         

11 | P a g e  
 

 

 

Construction and professional services can play a part in increasing the availability 
the key skills that will deliver new homes at scale. This is a long term issue and 
cannot be solved in the term of a single mayoralty. It requires long term political will 
to deliver. 
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All the threads need to pull together to ensure Londoners benefit from a real increase 
in affordable housing. These need to be delivered in areas where people want to live 
areas with good transport links and services to support families. There must be a 
recognition that this is a problem that requires long term solutions that start with 
land planning and skill and find means to address the wrong kinds of demand that 
drive up prices delivering property as investment commodity but not as homes for 
London.  

 

To download the full presentation, click here. 

  

https://www.dropbox.com/s/1wpj0vzgvc17x2f/Prof%20Charles%20Egbu%20-%20Affordable%20Housing%20in%20London%20%281%29.pdf?dl=0
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Guy Battle – Balancing Social Value in 
Affordable Housing 

Guy Battle is the CEO of the Social Value 
Portal, a geospatial portal designed to bring 
local authorities, the third sector and the 
private sector together to create more 
transparency and access in supply chains, by 
using the Public Services Act (2012). 
Addressing the value a new building can 
deliver can be incorporated into every stage 
of the process; material sourcing (local, 
recycled), employment giving experience 
and training to local people, community 
engagement to understand requirements 
deliver what the community need, taking 
account of environmental impact in build 

and operation of a new building, carrying through to occupation with the engagement 
of the owner or tenant of a building can deliver real long term benefits. 
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To download the full presentation, click here.  

https://www.dropbox.com/s/yblhr1xnpgyndge/GB_SVP_April%2027th%202016%20%281%29.pptx?dl=0
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The Issues – Structural Reform and 
Affordability 

Professor Alan Winter, LSBU 
Alan Winter started working at LSBU in July 1992 after 13 years working in local 
authority housing departments in London, Hertfordshire, Kent and Berkshire. His jobs 
covered rent collection, renewal, housing management and maintenance, as well as 
homelessness. He was a County Councillor (for five years) and a housing association 
Board Member (for 18 years), being vice Chair of Toynbee HA in east London. Alan 
has an MA in Industrial Relations from Brunel University and is a Fellow of the 

Chartered Institute of Housing (CIH). 

In March 2016 London hit a record 
low for new affordable housing, figures 
show. Just 6,856 affordable homes were 
built in 2014-15, with Richmond 
building just five, according to the 
GLA's own figures months before the 
mayoral election. What can be done to 
change this? 

The major reason for the low levels of 
affordable housing starts has been the 
withdrawal of public funding for social 
housing. Since 1996 the amount of public 

spending on new social housing has fallen by a third; since 2010 it has fallen by 75% 
(University of York). If we want to build more affordable homes, we need to be prepared 
to provide the funding for it through local authorities and housing associations (HAs). 
If our country could afford to do that in the 1940s and 1950s, when the national debt 
was 238% of GDP we can certainly afford it in 2016, when the national debt is “only” 
80% of GDP. What’s lacking is not the means but the political will. The neoliberal 
obsession with only market-based solutions will not build enough homes and will not 
build them cheaply enough for them to be affordable to ordinary families on average 
and below average incomes. We also need to address the housing benefit (HB) problem 
- not one penny of the vast sums spent on HB goes towards building new homes. We 
need to shift our support for low-income families back to a system based on subsidies 
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for housing production (bricks and mortar), rather than supporting high rent levels 
through HB. 

What are your views on social housing for life? Does this breed a dependency culture 
or give communities stability? 

Social housing has been one of Britain’s great success stories of the 20th century. State 
intervention has created the environment whereby private sector slums and poor 
housing conditions have been largely eradicated. Rented housing, social or private, has 
been characterised as second class compared to home ownership; not only is this wrong 
in principle, it is wrong-headed as a policy approach. Not only is homeownership 
inherently more expensive for consumers, certainly at the beginning of their housing 
“careers”, but it casts as failures - non-aspirational - people on low incomes and those 
for whom ownership is not suitable. This is not an argument against helping people 
become home owners, but Britain needs a vibrant and accessible rented sector, in both 
public and private spheres. Our housing policy at present is simply not coherent: we 
penalise low-income families on benefit for having a spare bedroom but we happily 
subsidise better-off families to buy their council home in a way that reduces the social 
rented stock and the funds available for reinvestment. The proposal for removal of 
lifetime tenancies is an attempt to compensate for the reduction in the social housing 
stock (the private rented sector is now bigger than councils and housing associations 
combined). Governments of both left and right have supported and encouraged the idea 
of sustainable communities, and allowing families to stay in their homes for as long as 
they wish is an essential element of a successful community. Forcing families to move 
home after a fixed period disrupts lives, and children’s education and development and 
threatens a return to Victorian levels of insecurity in housing. Conservative and Labour 
governments since the late 1970s have always seen this as an important aspect of policy 
(the Housing (Homeless Persons) Act, 1977 and the Housing Act 1980 with the 
introduction of secure tenancies are early example of this) - let’s not change that now. 

Does our thinking need to change about home ownership and tenure? What can be 
done to ensure intergenerational stability within a housing market that is an asset 
bubble? 

Many commentators and housing professionals agree that too much emphasis is put on 
home ownership. It is possible to support both rented housing and home ownership - 
moving to a system that supports the broadest cross-section of our society to be well-
housed is essential to a well-balanced housing market. The private sector can help 
enormously in achieving this goal but it is unable to provide decent housing for low-
income families without public support. Prioritising that support through HB simply 
means massive hands of public money to private landlords - money that could be more 
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effectively spent on building cheaper social rented housing. The government has tried 
to influence private rent levels through HB caps but some form of direct rent control 
would be a better way to achieve affordable homes in the private rented sector (PRS). 
Housing and fiscal policies since the 1980s have led to a major problem of historically 
low house building and historically high rent levels - we need to change tack to prevent 
the crisis worsening. Lower rents would help make the PRS more accessible and allow 
young people to save more. 

What are your views on the current review of the HCA? Should social 
housing builders build for profit? Dinosaurs or catalysing change? 

There is no serious case for less regulation. Regulation has provided the framework for 
a successful HA sector, not least as a means of reducing risk in the sector (the record of 
the regulator in preventing the collapse of associations, Ujima for example, and 
achieving the transfer of assets to other HAs is a very good one). We need well-managed 
HAs with strong corporate governance based on putting the interests of tenants and 
communities on the same level as other stakeholders. HAs already make surpluses that 
are reinvested into the social business - that doesn't need to change. Changing HAs 
from not-for-profit would divert resources to shareholders, not increase the money 
available for building homes. The failure of major Dutch housing corporations, their 
approach to greater commercial activities and a laxer attitude to risk should stand as a 
warning to us in the UK. British housing associations have shown themselves to be 
responsible, highly adaptable, successful and entrepreneurial organisations operating 
within the third sector as social businesses. Regulation has helped them to achieve that, 
not acted as a constraint; bridging the gap between public and private sectors, HAs need 
stability and protection not full exposure to a profit-driven market. Far from being 
dinosaurs, perhaps the market can learn far more from HAs than they can learn from 
the market - community focused and based on wrong social foundations, HAs can offer 
a positive solution to the housing crisis. The current proposals for mega-mergers are 
driven by the need to be big in the face of reduced public funding - we need to value 
what HAs have done and nurture them, not force them to become private corporations 
with profit as their main purpose. That would be a major shift from the traditions of 
housing in the UK. After all, Margaret Thatcher used to criticise local council housing 
departments as being too big and remote - they were at least democratically accountable 
to their communities; how will a regional or national mega-association of over 100k 
homes be accountable and to whom? 
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A Sustainable Argument for Construction 
and Energy 

 

The London Sustainability Exchange provides organisations and networks of 
individuals with the motivation, knowledge and connections they need to put 
sustainability into practice. 

27% of Londoners live in poverty compared to 20% for the rest of the UK. 

126,400 households fall within the definition of fuel poverty.  

If ‘they have required fuel costs that are above average (the national median level) and 
were they to spend that amount they would be left with a residual income below the 
official poverty line’. 
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Click here for the full presentation.  

https://www.dropbox.com/s/znpbccuqkfgcv0x/LSX%20Energising%20Cities%20and%20People%20that%20Live%20in%20them%2020160426.ppt?dl=0
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 The Corporate Challenge 
Mat Paramor is the Corporate Services Manager at Winkworth Estate Agents.  

“Before we can really start planning the solution we need to ensure we are looking 
at all the pressures that the market is under.  Most of the discussion has been 
focused on the building and sale of more affordable property.  According to the 
ONS in 2013, 50% of Londoners rent and we need to take into account what 
pressures Corporate Relocation is putting on the lettings market. 

My department assists international, national and local companies to find suitable 
accommodation for their staff throughout the UK.  As you can image London is 
my biggest market.  In the last 12 months we have taken over 5,000 requests from 
staff moving to the capital from all over the world.  This combined with an 
already stressed market adds another dimension that needs to be thought about 
when discussing the housing crisis. 

Corporate Relocation budgets have changed over the last few years.  Companies 
still require staff to move around sites and over the last 2 years there has been a 
change in the demographic of the staff relocating.  While the C level staff still 
move and generally look in prime central London, corporations are moving more 
junior management.  They are cheaper to relocate and their housing allowances 
put them in direct competition with renting Londoners.  The average rental 
amount is £663 with searches from some of the world's largest banks starting at 
£300pw. 

This change in demographic and budgets are moving this section of the market 
to areas that have not previously been attractive to the Corporate market.  Zones 
3 and 4 have made up 30% of this year’s transactions where 2 years ago this would 
be less than 10%. 
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Balham, Tooting, Streatham, Ealing, Harrow, Finchley, Crouch End, Kensal 
Rise, Bow, Stratford, Blackheath and Beckenham have become more popular as 
the reduced budgets are pushing the searches out of PCL and into areas where 
historically have been more ‘local’. 

The searches I talked about earlier are only from my records and this does not 
include similar departments in other agencies that provide a similar service.   

London’s reputation as a world leading city is a huge attraction for companies to 
set up regional offices.  The Mayor’s promotional company London and Partners 
works to attract international companies to set up London offices.  According to 
L&P’s 2014-2015 Annual Review they helped 954 companies set up or expand 
that year.  Combining corporate relocation, new companies and the 100,000+ 
international students currently studying in London this is a pressure upon the 
sector that can be easily overlooked and should be taken into account for the new 
Mayor's housing policy.  

While there is no instant solution for the housing crisis we can all agree that it is 
a simple supply v demand issue.  With all 4 candidates pledging 50,000 new 
properties each year this will make a significant improvement to the current 
situation.” 
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Dawn Foster is the Senior Housing 
Correspondent at The Guardian.  She 
says, in more of her experience as a senior 
journalist who has been writing about 
social housing, she hears more often than 
before from her readers about their 
housing problems and experiences.   

She considers how we fetishize home 
ownership as a nation, and in a recent 
Twitter poll of her thousands of Twitter 
followers, she discovered:  

– 80% would prefer to rent their accommodation from social landlords, 

– 2% would prefer to rent privately in the private rented sector, and  

– 18% would prefer to own their homes.   

Due to market factors and the structural flaws that our housing market is built 
upon, rising house prices must continue to rise no matter what.   

Homes are seen as moneymaking vehicles and our attitude to equity has changed 
since the horror stricken days of negative equity that hit the UK in the early 90s.   
People think they have a right to make money from the mere ownership of their 
homes. Young people are stuck in temporary accommodation or private renting 
which is a massive waste of money.   

Dawn is of the view that the government could take housing benefit and build 
more social housing.  The return on investment would be faster, and that return 
could in turn be reinvested into communities.  She says she used to be optimistic 
but she no longer is and as long as there’s a Tory party, the UK stands to lose the 
social housing sector altogether.   
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Dawn feels we need an 
intervention from the local 
authorities.  Families are being 
pushed out who don’t ‘deserve to 
live in London,’ which is a basic 
misunderstanding of what makes 
a successful city.   We need all 
types of people to make a city 
work; cleaners, teachers, taxi 
drivers yet people are getting 
much more hard-headed about 
who is entitled to live in London 
which seems to make them more 
hard-hearted.   

Housing policy must be built 
from the community up.  She 
has interviewed and she asked 
Sadiq Khan about his plan for 
social housing and affordable 
housing.  His main idea was to 
have a London Lettings agency. 
But, Dawn asks, is it doable and 
if it is done, will it mean letting 
agents will be forced to charge 
reduced fees, and what will this 
London Lettings Agency do in 
principle, to affect the experience 
of the ordinary renter? 

She mentions that Sadiq had 
nothing at all on social homes or social housing in his manifesto except to say that 
there is some affordable housing in every development, which raises the 
inscrutable question; what is affordable?  
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Generation Rent was represented by Dan Wilson Craw. 

Generation Rent punches way above its weight and is a remarkably effective 
campaigning organisation with a full-time team of two people.  It was launched 
in the run up to the election in 2015.  It has since become the voice for a whole 
generation of young people who realised that they would never possibly be able 
to own a home, thus the name Generation Rent. 

The Private Rented Sector is officially the biggest type of tenure across property 
occupation in the UK since 2015.  This was confirmed last year in a survey by 
Generation Rent. The Private Rented sector is now bigger than mortgage holders 
and social renters.  They are a big demographic and why Generation Rent exists, 
to give them a voice and make them heard. They have huge potential and the 
determination and will to change things.   

Generation Rent started a website to outline the six main candidates’ housing 
policy, www.votehomes2016.com.  It operates on a traffic light system which 
gives renters an immediate visual appraisal on where candidates stand on various 
issues and an assessment of what needs to happen to improve the lives of people 
who live in rented accommodation.   

Regarding affordability, Generation Rent say that the whole issue needs to be 
reviewed.  Their view is that affordability should be 30% of average incomes so a 
person shouldn’t spend more than 30% of their income on rent or mortgage 
payments. This could only happen with government backed regulations and 
legislation.   

Zac Goldsmith promised in his manifesto that no more than one third of a 
person’s salary should be spent on rent or mortgage payments, however in the 
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final printed version of the manifesto that came out, this was sadly missing. Sadiq 
Khan has made no official comment on what he considers affordable to be.   

Much missed opportunity are CLTs or Community Land Trusts which could 
create a secondary market with communities building homes for sale which would 
take the inflation out of the house building process. Homes would be built by the 
community for local people, taking out the middle man and vanquishing excessive 
profit margins.  

Living conditions are a major problem for those who reach out to Generation 
Rent, particularly tenants who are living in properties owned by new landlords.  
The Housing Act will allow for tenants to be able to claim back rent and clamp 
down on bad landlords.  London-wide landlord schemes are coming into play, 
however how successful and meaningful these are, is still not clear. Landlords who 
have taken the day long London Landlord Accreditation Scheme run by London 
Borough of Camden assert that it is nothing more than a rubber stamp for 
landlords who wish to rent properties to London boroughs for their housing list.  

There is massive inequality when dealing with councils regarding homelessness 
and allocations and renters don’t have equal access to justice. Generation Rent 
advocates for a renters’ union.  A new campaign ‘Vent Your Rent’ allows people 
to visibly take a picture of what’s wrong in their property and vent their 
frustrations regarding conditions and unfair treatment and hopefully make much 
more visible the problems with which Londoners have to live via social media. 

Most people go about their lives not thinking about tenure; the London election 
was a chance to use their vote to do something about it.  Generation Rent is 
rapidly getting horror stories from their membership regarding issues from damp 
and bad ventilation to ceilings falling down. 

Their research shows that letting agents can charge up to £800 for a tenant to 
take over a flat, however the cost of setting up a tenancy is less than £100.   
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Security of tenure is a big problem for most people living and renting in London.  
A recent example of how even the poverty charity sector fails to protect their 
tenants is a charity at the Butterfields estate in Walthamstow which is selling to 
a property speculator for profit. Tenants were given two months notice, when the 
charity looked to dump them into the private rented sector, but the private rented 
sector is not a place to settle down and not great for stability. 

Regulation of Section 21, or no fault eviction restrictions, will come into play 
with the new Housing Bill.   This should offer tenants in the private rented sector 
with assured short hold tenancies some comfort as revenge evictions will no 
longer be permitted, when tenants ask for repairs and landlords decide to evict 
them.  

The Mayor’s main powers lie in The London Plan which takes two years to set 
up, and so to get policy into action changed takes too long. Nothing can be 
demanded of developers until changes come into place.    

Generation Rent suggests that calling in planning for viability assessments are 
another option to try and build more affordable housing at an early stage in the 
process.  With the housing benefit bill well above previous peaks, the new Mayor 
will need determination, support and courage to change the existing system.   
 
There needs to be a rental standard within the London letting agency which will 
showcase a list of conditions landlords must abide by to use in schemes and insert 
into a framework into ‘build to rent’ projects which are currently under 
construction.  
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Toby Lloyd – Head of Policy 
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117 families in Britain become homeless every day. 

The number of homeless households living in temporary accommodation outside of 
their home area has tripled in just five years. 

Out of area moves are now a regular part of homelessness support. But to what extent 
is this trend problematic? This question can't be answered by the official government 
statistics alone. They only report the number of homeless households currently living 
in a different council area. We know little about what these moves look like. They 
may be across the country – or they may be across the road from where the household 
lived previously. We also don't know the nature of these moves: are they by choice; 
are they forced; are households receiving additional support to make them work? 

Download Shelter's report Home and Away: The rise in homeless families moved 
away from their local area here. 

Download Toby's full presentation here. 

  

http://england.shelter.org.uk/__data/assets/pdf_file/0007/1267297/Home_and_Away_Out_of_Area_Briefing_2016_05_23.pdf
https://www.dropbox.com/s/ia1wlgfqb34pt70/London%20Slides%20SHORT%20April%202016%20Toby%20Lloyd.pptx?dl=0
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Messaging 
Afternoon Session 1 

One of the issues that came up in the afternoon workshop was the lack of clarity 
and consistency around messaging. People can’t connect to the politics of housing 
unless they understand how policy might affect their daily lives. Here is a ten-
point Points to Ponder Plan which might be used as public education piece that 
might connect effectively with Londoners and voters and people who care about 
affordable housing. 

1. I’m worried about a housing system that polarises people between millionaires 
and permanent renters. 

2. Can I continue to be able to afford my housing? 

3. What will happen to my community if people can’t afford to live and work in 
London? What can be done to limit transport costs? 

4. I’m worried about the talent drain.  My friends are leaving London in droves.    

5. The middle classes are fleeing with their children.  London is becoming a 
ghetto.  

6. What about more live/work spaces for artists and entrepreneurs?  

7. Language and policy are highly complex.  We need to use simpler language 
to connect with ordinary people. 

8. Space matters. People need normal sized residencies in order to live happy, 
healthy lives. Not pocket living. 

9. What can be done about homelessness and rough sleeping?  It’s not just that 
it affects tourism, it affects all of our lives. 

10. It’s not just about token community spaces dumped on communities by 
developers. Green spaces and parks are becoming less and less important to 
planners. 
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Making Affordable Housing Affordable 
 

“There are all sorts of issues around the 
definition of affordable housing.  

Who is it for?  How much is affordable? But 
for the purposes of this report, let us define 
affordable as being 25-30% cheaper than the 
market value (rent or purchase). If this could 
be achieved, it would make housing more 
affordable to many more Londoners. 
 

Michael Norton – Director CIVA 

There are three ways of achieving this: 

• Through providing subsidy, which option is unsustainable and cannot be developed 
to scale. 

• Through S.106 arrangements with developers: whilst useful, the scale of this is 
limited, as usually only quite a small proportion of any development will be 
developed as affordable housing. 

Neither of these should be abandoned, but there is a third option: 

• Cutting the cost of building housing by streamlining all the processes, and by 
creating efficiencies through stripping out all unnecessary costs. 

A parallel for this last idea has been developed in India for maternity health provision 
for all but the very poor. Lifespring Hospitals provides a cheap and reliable service 
which is affordable to many, and makes a profit, so it can be funded by investment 
rather than philanthropy. It was a for-profit social venture that the Acumen Fund 
supported and it has proved operationally and financially successful as well as 
achieving its desired social goals. So much so that the NHS and the Department of 
Health sent a team out to visit it and hopefully bring back lessons for making the 
NHS system more efficient. Every item of cost was examined and had to be justified. 
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Alternative ways of doing things more cheaply were explored. As was the use of new 
technologies both for operating the hospital but also for monitoring patent health. 

If this approach can be made to work for health provision, there must be possibilities 
for adapting it to housing provision, and to all these components of the cost of a 
house: cost of land, cost of building (including a reasonable profit to the builder), 
the whole process of planning, design/architecture, financing and 
legal/administrative matters, and even some of the fitting out which could be paid 
for by the "sweat equity” of the incoming tenant/owner. 

 If the costs of a new house are divided up into the different components, much less 
is actually spent on the land and construction, and much more on everything around 
this. This provides an opportunity to create alternative and far more efficient 
processes, just as Lifespring has done for hospitals. And to adopt this approach to 
make affordable housing commercially feasible, if it could be provided affordably but 
produced much more efficiently, everyone will benefit. It will become commercially 
viable to build affordable housing, so more affordable housing will be built. 

This is a general idea. It runs counter to much thinking about how to provide more 
affordable housing. But this is its merit. We need new fresh thinking, and if 
affordable housing van be provided affordably, problem solved. 

Obviously it is not as easy as this. 

But a number of steps might be taken to move the idea forward: 

• Recognise that the idea has merit and steps forward should be taken. 

• Bring together a multi-stakeholder group to discuss the idea further and adjust it 
in response to feedback, expertise and experience. 

• Develop one or two pilots to show that it can be done. 

Just as Peabody built BedZed as the first zero-emission development, so a similar 
partner could take the lead in overseeing the process of bringing this idea forward 
and commissioning the first affordable homes under this scheme.” 
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Innovation is the Key to Investment 
Afternoon Session 2 

The participants were Vibeka Mair from 
Responsible Investor, Michael Norton 
from CIVA, Matt Paramor from 
Winkworth, Nicola Clayton from 
Vanbrugh Construction, Roger Austin, 
senior planner from Westminster City 
Council and Wendy Davies of 
Roomso4own. Patricia Hamzahee 
moderated the afternoon workshop.  

“Following on from the morning’s panel 
discussion, our group believes that 

innovation is the key to investment in 
affordable housing and that businesses (both 

commercial and social) are valuable sources of innovation. 

Michael Norton cited the Indian healthcare social enterprise LifeSpring Hospitals 
as an example for the Affordable Housing sector. He recommended creating a mixed 
expertise taskforce to identify costs that can be removed from the housing supply 
chain, from financial advisors to planners to builders. We would also promote 
innovation incubators, asking organisations such as Shelter who operate at the sharp 
end of the affordable housing crisis to offer space/support for social innovators to 
develop ideas/solutions. 

Nicola from Vanbrugh Construction highlighted their low cost modular build as a 
solution in terms of both reducing cost and time. This idea was endorsed by the rep 
from Westminster Council who wants us to recommend the launch of numerous 
pilots/showcases of new models such as 63,000 homes. He suggests getting the new 
Mayor to set aside a % of public land under his control for these pilots as a set target. 
Unusually, smaller sites are great places to test new approaches. 

Patricia Hamzahee – Integriti Capital 
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We believe solving this crisis can only be achieved by even closer collaboration 
between local authorities, housing associations, investors and businesses. While the 
involvement of social impact investors (who bring a different, innovative way of 
thinking) and the participation of long-term investors such as local authority pension 
funds (who are becoming larger and thus abler to support place shaping) to be 
welcomed, we agreed that funding was not necessarily the biggest barrier. Instead it 
was the tendency to stick to old, familiar models for pursuing house building. As 
Michael Norton noted, too often officialdom invests in opportunity, but pays for 
failure. 

By focusing on innovation, this log jam can be broken. Everyone agreed 50,000 new 
homes a year is an impossibility but we also agreed that now is the moment to drive 
for a solution given the consensus across the political spectrum. One criticism of 
business as usual was the tendency for councils to not challenge the elimination of 
affordable/social housing from proposed developments on the grounds of viability 
argued by developers. This was also why proposals for a precept such as the Olympics 
or a levy on house sales transactions put towards social housing was not agreed by all 
in the workshop.  

The involvement of the business community is also important.  For example, the 
foundations established by the larger building firms such as Tudor, Wates and Laing 
have an important role to play. Their interest should be shaped not only by their 
interest in giving back, but also by their interest in creating sustainable communities 
that generate a skilled workforce. 

A key step is to agree the definition of Affordable Housing.  Certainly, ‘affordable’ 
as seen in many new developments is not within the grasp of many, if not most, 
London residents.   
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We also believe the Sustainable Development Goals offer an opportunity to tackle 
the affordable housing deficit. 

From the UN website: 

On September 25th 2015, countries adopted a set of goals to end poverty, protect 
the planet, and ensure prosperity for all as part of a new sustainable development 
agenda. Each goal has specific targets to be achieved over the next 15 years. 

For the goals to be reached, everyone needs to do their part: governments, the private 
sector, civil society and people like you. 

 

 

 

 

 
  

http://www.un.org/ga/search/view_doc.asp?symbol=A/RES/70/1&Lang=E
http://www.un.org/ga/search/view_doc.asp?symbol=A/RES/70/1&Lang=E
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The View from the Housing Association 
“I came into housing because I knew 
that if you live in a good home you 
will be happier, have better prospects, 
you’ll be healthier, and you’ll 
contribute to society.” 

– Housing Director, Newlon Housing 
Trust. 
 
Newlon Housing Trust is a charitable 
housing association. Newlon owns or 
manages around 8000 affordable homes, 
primarily in eight boroughs in north and 

east London. These homes are made up of a mix of affordable tenures and we provide 
housing for people nominated from local authority waiting lists, specialised 
accommodation for Key Workers and Shared Ownership homes to help people take 
their first step on the property ladder.   

Outward is a charity working with more than 1,000 people who need additional care 
and support to live their lives and realise their full potential.  Outward works across 
north and east London, employs over 400 staff. They also have a subsidiary, the 
Finsbury Park Homeless Families Project, a specialist organisation providing support 
services to people living in temporary accommodation. 

“The empty homes problem, spiralling rents… none of this is new.  We are sliding back 
into the age of Cathy Come Home.  I suggest an alternative perspective, an expert voice 
of people who are affected by the affordable housing crisis in London should be put 
forward.  People like me who have been in housing for 30 years can be a conduit, with 
my experience in the field. It would be useful to have a contact point and to capitalise 
where a lot of interested people want to be involved and could help to push policy 
forward. 

At the moment, people don’t understand what’s happening to housing, particularly in 
London.  They don’t see it and they don’t understand it.  The ordinary person’s concerns 
about housing aren’t articulated effectively.  We have to look at innovating, looking at 

https://www.newlon.org.uk/us/outward/
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how planning consortiums can work to leverage key relationships, assembling them to 
scrutinise the Mayor, and housing is another example of where everything is blurring.  
Housing associations work very well.  They are very good at innovating, but we need to 
see how they are working across the piece, looking at offers because in some places 
practice is very patchy. 

Housing associations could link up far more and be more.  Boroughs which have 
similarities should be joining things up, become Pan London tri-boroughs, as in the 
case of Hammersmith and Fulham, Chelsea and Kensington, and Westminster.  We 
all need to be less “siloed” around housing, everything is connected.  If it is all under the 
Mayor, surely there are reasons that it can be joined up.  

People are genuinely worried about how effective Sadiq Khan will be with the Tories 
across the water.  What will be devolved?  Will they constantly look to blame where 
housing policy goes wrong?   

Twenty-one of London’s councils were Labour led before the election, after the election 
that went up.  People feel that local authority planning departments are dysfunctional.  
More needs to be done to bring good private sector practice into local authorities.  
Housing associations don’t want housing benefit paid directly to tenants.  It is being 
piloted in some boroughs, but Universal Credit is seen as a universal disaster.  

However, rent arrears are coming down.  People are managing or they know that they’ll 
face housing oblivion.  The theme that’s emerged from housing associations is that 
people are going without food and other necessities because they know that they will 
never find anywhere else if they get evicted from a social housing tenancy.   

Mergers of housing associations are creating huge organisations, how will these manage 
at local levels?  The purpose of building housing associations was to deliver housing.  
Now the government appears to be demonising housing associations and pitting one 
against the other.   

The marches and demonstrations to Kill the Bill were unfortunately not successful.  The 
bill has come together and where there were some concessions in debate to water down 
or amend the important issues around like-for-like receipts for local authorities selling 
expensive assets and starter homes, all these were quietly acceded to by the House of 
Lords.” 
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Public Land for Affordable Housing 
There was some talk about Holloway Prison, where 800 units of affordable housing 
could be built, but the council needs to be more involved and commit to not less than 
50% social housing in the new build development.  The Prison Reform Trust would 
like to use some of this for justice reinvestment for a community rehabilitation centre 
for women.  However, it’s unlikely that a commercial developer would involve this in a 
development proposal as it would reflect negatively on any marketing they wish to do 
around the development. Treasury is obliged to achieve the maximum cash receipt for 
the disposal of the land.  

The housing and planning bill feels as if this government is pushing to sell off the last 
of what’s left of the UK’s social housing collector.  The social renter won’t get a 
mortgage in areas where prices are low, and in London they are frankly unaffordable at 
£450,000, which is now considered affordable for a starter home.  The new bill will have 
no legislation around affordable rent and nothing around shared ownership.  Starter 
homes can be bought at £450,000 with a government subsidy and sold off at market 
prices after five years.  The 200,000 starter home units represent a £30 billion giveaway, 
mostly to the middle classes who could probably afford to buy their own homes as it is.  
Recent surveys show that only 5% of the private renting population want to buy and no 
one surveyed could even afford to buy one of these starter homes. 

So much has been done to demonise people living on benefits.  The stories of people 
living in mansions in Kensington on housing benefit, when in fact only 10 people were 
living in expensive properties across Westminster, Kensington and Chelsea, and 
Hammersmith and Fulham, but the narrative is the one that fits the story.  What needs 
to be done is a reframing of housing benefit.  People who have never worked are not 
going to be helped by taking their benefits away.  Under 21’s who’ve had housing benefit 
removed are now left with no option and many are ended up street homeless.  Somehow 
the associations won’t let to people under 21 and are still building to rent and shared 
ownership is the preferred model. No 21-year-old wants to think about shared 
ownership. 

In this current climate within housing associations, the “nice to haves” will go, the 
economy is forcing everything to be streamlined, social enterprises within housing 
associations are being scaled back, and the roll out of Universal Credit is not successful 
because landlords don’t want to accept housing benefit being paid directly to the tenant.  
This is being piloted unsuccessfully in some boroughs. 
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A Modular Solution? 
Vanbrugh Construction feel strongly and are of the 
view that that traditional methods of construction 
must now make way for more innovative, cost effective 
solutions without compromising on quality, if the 
housing crisis is to be addressed.  Modular Housing 
must be considered as an alternative method of 
construction if the plan to build 50,000 houses per year 
is to be realised. 

We believe that by reducing costs from a construction point of view would have a huge 
impact on the requirement and necessity to deliver a property of a size and quality that is 
acceptable and would enable the property to be purchased at a price that would be more 
reflective of what is “affordable” living. 
The reduction of on-site construction time would save costs on labour and provide a quicker 
return on the investment, improving finance costs and cash flow without compromising on 
quality. Stringent quality control methods are in place during the manufacturing process to 
ensure that a high quality product is delivered to site. The panels themselves meet, and 
often exceed, the rigorous building control standards.  
Modular homes are ideal for smaller infill locations as well as larger sites. Once the panels, 
which can be designed to provide apartments, houses and commercial units, are delivered 
to site on containers, there is no longer a need for any further deliveries relating to cement 
or block work which would be relevant if a standard construction process was followed. 
This would obviously assist with reducing the carbon footprint and would be beneficial in 
assisting inner city, congested areas. 
A typical pair of Vanbrugh Construction semi-detached frames can be erected in just 6 
hours. This predictability can assist in better planning and the quicker turnaround of the 
development. 
Some systems require non skilled labourers to erect the frame, thereby giving the potential 
to utilise the thousands of unemployed, unskilled people across the country. Further, 
existing house builders, housing associations, local authorities and the likes, would be able 
to utilise their existing staff to erect the modular homes.  
Reduced construction periods, highly cost effective, minimal disruption to surrounding 
areas, certainty of delivering on time and on budget and the ability to achieve tight deadlines 
due to the speed of construction are all reasons why we should now be looking at building 
modular if we are to reduce the housing deficit.  
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Key Findings 
What’s worrying people the most, as it emerged in the afternoon session that 
evolved from workshops one and two, was how the Mayor would engage when 
he didn’t go to their National Housing Federation Mayoral Hustings; the 
landmark event for the housing sector, to which all the four main mayoral 
candidates were invited.  The question was raised, if he can’t engage with the 
leaders in that sector, which crosses the private, public and third sector, how will 
more disenfranchised people engage with the Mayor to effect policy that needs 
to happen to create sustainable change? 

More and more it appears local authorities and housing associations are to be 
wiped off the map and the most important pieces of legislation most of the 
electorate don’t even understand.  

This is privatisation by stealth.  The complexity of ideological privatisation where 
companies are set against each other.  Housing associations sell properties and 
get the majority of the money back.  The top-up element is funded by the local 
authority.  Now the local authority will only have to replace half of their social 
housing which has been sold off.  Only five housing associations nationally have 
taken up right-to-buy schemes, and in London very few have expressed interest 
at all because it’s too expensive and they would lose a lot of money without the 
local authority top-up.  

Each year local authorities sell their most expensive housing stock and each year 
they have to submit an estimate of how much they anticipate selling.  If they don’t 
sell that figure they have to pay the government that amount in any event. 

It was generally agreed that starter homes are ‘a vile product’.  It will lead to the 
death of any more homes built under section 106 obligations by developers.  What 
is left is a 50% affordable housing commitment of starter homes, which start at 
£450,000 for a one-bedroom flat in London. 
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The Contributors 
Before coming to LSBU, Professor 
Charles Egbu held the Chair in 
Project Management and Strategic 
Management in Construction and 
was Head of Built Environment at the 
University of Salford in Manchester – 
where he has worked for 16 years. 
Professor Egbu holds numerous 
Fellowships with professional bodies 
and has contributed to more than 350 
publications including ten books, the 
most recent being 'Knowledge 

Capture in Small and Medium Enterprise'. 

Charles has to date obtained research and enterprise income in excess of £25m and 
brings extensive experience in these areas as well as a strong international dimension. 
He was a past member of the Peer Review College of both EPSRC and ESRC and 
is a Visiting Professor to a number of universities in Europe, Africa and Asia as well 
as a coordinator on a number of Working Commissions. 

Alan Winter started working at LSBU in 
July 1992 after 13 years working in local 
authority housing departments in London, 
Hertfordshire, Kent and Berkshire. His 
jobs covered rent collection, renewal, 
housing management and maintenance, as 
well as homelessness. He was a County 
Councillor (for five years) and a housing 
association Board Member (for 18 years), 
being vice Chair of Toynbee HA in east 
London. Alan has an MA in Industrial 
Relations from Brunel University and is a 

Fellow of the Chartered Institute of Housing (CIH). 
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The Agenda 
Registration and Refreshments 

Mayoral Candidates 7 minutes each on ONLY their affordable homes policy 

Prof Charles Egbu, Dean, School of Built Environment and Architecture, London South Bank 
University 

Guy Battle, CEO Social Value Portal and founder Battle McCarthy Civil Engineers Former 
Partner Sustainability – Deloitte 

Panel 1 London Affordable Housing –  the Social Policy, the Good and their Great Ideas 

- Toby Lloyd, Head of Policy, Shelter 

- Samantha Heath, CEO London Sustainability Exchange 

- Dawn Foster, Guardian Property Journalist 

- Dan Wilson Craw, Generation Rent 

Panel 2 London Affordable Housing – the Political Landscape, what needs to happen 

- Tom Chance, Co-Chair, London Green Party Representative 

- Sara Hyde, London Labour Party GLA Candidate 

- Adrian Trett, London LibDem GLA candidate 

- Cllr Rabina Khan, Independent Councillor, LB Tower Hamlets, London Borough 

Panel 3 London Affordable Housing – The Investment Landscape, who pays and why 

- Naomi Kingsley, CEO, London Rebuilding Society 

- Patricia Hamzahee – Founder, Integriti Capital 

- Vibeka Mair Responsible Investor 

- Simon Hall – Senior Community Investment Consultant 

- Mat Paramour, Relocations, Winkworth Estate Agents 

Break out 

Workshops lead by panellists from morning sessions 

Headline Findings for London Affordable Housing Plan submitted by each workshop 

Ends 
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About London South Bank University 
London South Bank University is one of the 
largest and oldest universities in London and 
we’ve been priding ourselves on creating 
professional opportunities for our students 
since 1892.  

Since its creation, LSBU has worked with local 
partners to serve the local community, 
equipping people whatever their background 

and circumstances with the skills they need to develop a career. Today, the University 
is also part of an international community, nurturing strong alliances and partnerships 
in order to build capacity and capabilities in education, research and enterprise. 

Each year, LSBU provides hundreds of employers with well-educated graduates who 
are workplace-ready. A growing number of employers choose LSBU to educate their 
staff through employer-sponsored courses. The University’s emphasis on employer 
needs extends to research and enterprise: not only is LSBU’s research internationally 
recognised for its quality, it is focused on areas where it can make the most difference 
for employers. 

We are committed to providing both undergraduate and postgraduate students with the 
first-class professional and technical education they need to achieve success in their 
future careers and make a positive contribution to society. 

Address: 103 Borough Rd, London SE1 0AA 
T: 020 7815 7815   http://www.lsbu.ac.uk/contact-us 

 

Uprise Community CiC 

Registered office address: 130 Wendover Road, Staines-Upon-Thames, England, TW18 3DQ 
E: info@uprisecommunity.org T: +44 (0) 7484 843 778         http://upriselondon.org 
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