
Where should London build? 

Priorities for the next Mayor 

Presenter
Presentation Notes
The report is a message to the new Mayor
A response to the simplistic “public brownfield land” headlines – Zac Goldsmith and Sadiq Khan



London’s population growing faster than any city in Britain’s history
A two term mayor needs half a million new homes
Currently barely 25k a year – Need to at least double
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Where are the homes going to fit?
No uncharted territory waiting to be staked-out
London land is all already in use or set aside for something – from green belt to SIL

Can only double housing delivery if we change what we’re doing
Report looks at eight options:
Brownfield
Tall buildings
Green Belt
Garden Cities
Estate Redevelopment
Densifying suburbs
Transport Corridors
Redeveloping Town Centres

Message: none are an easy quick-fix, can’t afford to rule any out, can only get close by trying all of them





Presenter
Presentation Notes
Brownfield

Not empty land, just land that’s been built on
All in use already 

A third of London is open land (parks, MOL, Green Belt)
Of the rest, two thirds is already housing (half buildings, half gardens – technically not brownfield)
Another 10% used for transport
What about the remaining 12%?
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Includes essential public services – schools, hospitals
The rest is employment
Half employment land already Opportunity Area. Already part of supply

Can we release more?

It can do a lot, but it’s slow, and can’t double delivery
Private sector never built more than 18,000 homes a year on brownfield in London.


We’d need another Olympic Legacy Scheme every three months (on top of current plans) – 6,800
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Tall Buildings

London isn’t a low rise city
Tall buildings everywhere, even outer London

Two thirds of Londoners live in neighbourhood with a tall building
Nearly half England’s high rise apartments in London
28,000 homes on the 10th floor or higher, of which 43% are in outer London
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But not easy to build tall.
Viewing corridors
Airports
World heritage sites
Listed buildings and conservation areas (character and setting)
A fifth of London, majority of inner London


Would need a new 50 storey tower every three days
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Green Belt

Already discussed lots
This looks at accessibility/PTAL

Over 8 years you’d need 0.8% of the Metropolitan Green Belt, which is 13% of Green Belt within London
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Garden Cities, New towns, Eco towns

13 New towns, about 1.25m people.
100 years to build
12 years of London’s growth

They don’t avoid need for land, they use a lot of it
15% of London’s population
25% of London’s area.
Green Belt, or long way from London
Not in Mayor’s control, and SE has it’s own housings needs anyway


We’d need nearly ten Milton Keynes at any one time (2,700 homes pa at peak)
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Estate Renewal

Councils own 25-30% of land
Some like Islington or Southwark own 40% or more
Much is council estates, could improve with higher denstites
Often in high-value, accessible inner London

But, it’s very slow, very difficult, very expensive. 


Would need to demolish 25,000 homes a year, 7% of London’s post-war council estates.
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Suburban densification


Average London density is 113 people per hectare – a two story terraced street with small gardens front and back.

One in five Londoners live at half that density – detached homes with large gardens.
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The blue and orange areas of housing contain a fifth of London’s population.
The blue bit is 7% of London’s residential land
The orange bit is 40%

“sprawl repair” gradual infilling and redevelopment
Takes time, and difficult to make it happen
Local resistance


You’d need every semi sold in outer London each year to be demolished, and each one replaced with three new homes.
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Transport Corridors

London’s greatest ever housing boom was built around new rail lines, the 1930s Metroland
Next 15 years could see £100bn of rail infrastructure:

Crossrail 1, 2 and Thameslink (Crossrail Zero)
HS2
Northern and Bakerloo line extensions
Barking Riverside Extension

TfL (Quod) says Crossrail could deliver 200,000 new homes in London and the South East

But it takes time
Thameslink 2000
Crossrail 2 first put to Parliament in 1904
Crossrail 1 name coined 1974, but originally got Parliamentary approval in the 1880s

We’d need a new Crossrail 2 every 8 years, at a cost of £30bn a time
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Town Centres – 221 of them

Changing retail needs
Accessible hubs

But it’s been slow:
Business rates retention makes it harder
Height restrictions make it hard
Family housing requirements unrealistic



Every one of London’s 221 town centre would need equivalent of a 50 storey tower every other year.




Other Options? 
• Public land? 
• Land Banking? 
• Empty homes? 
• Prefabrication? 
• Floating Homes? 
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Public land – not distinct from the options already described, part of them
Land banking – not a serious answer
Empty homes – low and falling
Prefabrication and container homes – still need land
Floating homes – a few week’s demand

No free lunch. Need to:

Build more on existing land
Change land to residential from other uses
Bring new land into development
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So message of the report is that none are an easy quick-fix, and we can’t afford to rule any of them out, we can only get close by trying all of them


Brownfield
Tall buildings
Green Belt
Garden Cities
Estate Redevelopment
Densifying suburbs
Transport Corridors
Redeveloping Town Centres






Next Mayor of London 'should 
consider building on green belt' 

Sadiq Khan and Zac Goldsmith have both vowed to protect the green belt PA 

The next mayor of London should consider building on the 
green belt to address London’s housing crisis, a Tory think 
tank said today.  
The Centre for Policy Studies said rival candidates Zac Goldsmith 
and Sadiq Khan, who have both insisted they would protect the 
green belt, should review the rules.  
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FRONT PAGE 29th February

Plus a hostile leader.

But the issue won’t go away…. Evening Standard coverage of CP
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