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Section 1: Introducing the Study 

1.1 Opinion Research Services (ORS) was commissioned by the West London Housing Partnership to 

undertake a comprehensive and integrated strategic housing market assessment for the West London 

housing sub-region. 

What Is A Strategic Housing Market Assessment? 

1.2 Strategic Housing Market Assessments (SHMAs) are a crucial part of the evidence base informing policy 

and contributing to shaping strategic thinking in housing and planning.  They were introduced as the 

required evidence base to support policies within the framework introduced by Planning Policy 

Statement 3 (PPS3) in November 2006. 

Strategic Housing Market Assessments and Strategic Land Availability Assessments are an 

important part of the policy process.  They provide information on the level of need and demand for 

housing and the opportunities that exist to meet it. 

1.3 SHMAs work at three levels of planning; 

Regional 

Á developing an evidence base for regional housing policy; 

Á informing Regional Housing Strategy reviews; and 

Á assisting with reviews of Regional Spatial Strategies (Spatial Development Strategy in London). 

Sub regional 

Á deepening understanding of housing markets at the strategic (usually sub regional) level; and 

Á developing an evidence base for sub regional housing strategy. 

Local  

Á developing an evidence base for planning expressed in Local Development Documents; and 

Á assisting with production of Core Strategies at local level. 

1.4 Alongside PPS3, Practice Guidance for undertaking Strategic Housing Market Assessments was 

published by the Department for Communities and Local Government (CLG) in March 2007 and 

subsequently updated with a minor revision in August 2007. 

1.5 The Guidance gives advice regarding the SHMA process and sets out key process checklist items for 

SHMA Partnerships to follow.  These checklist items are important, especially in the context of 

supporting the soundness of any Development Plan Document: 

In line with PPS12, for the purposes of the independent examination into the soundness of a 

Development Plan Document, a strategic housing market assessment should be considered robust 

and credible if, as a minimum, it provides all of the core outputs and meets the requirements of 

all of the process criteria in figures 1.1 and 1.2. (Page 9) 
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1.6 The core outputs and process checklist required of an SHMA to demonstrate robustness are detailed 

below. 

Figure 1 
CLG SHMA Practice Guidance Figure 1.1 ς Core Outputs 

Core Outputs 

1 Estimates of current dwellings in terms of size, type, condition, tenure 

2 Analysis of past and current housing market trends, including balance between supply and demand in different 
housing sectors and price/affordability.  Description of key drivers underpinning the housing market 

3 Estimate of total future number of households, broken down by age and type where possible 

4 Estimate of current number of households in housing need 

5 Estimate of future households that will require affordable housing 

6 Estimate of future households requiring market housing 

7 Estimate of the size of affordable housing required 

8 Estimate of household groups who have particular housing requirements e.g. families, older people, key workers, 
black and minority ethnic groups, disabled people, young people 

 

Figure 2 
CLG SHMA Practice Guidance Figure 1.2 ς Process Checklist 

Process Checklist 

1 Approach to identifying housing market area(s) is consistent with other approaches to identifying housing market 
areas within the region 

2 Housing market conditions are assessed within the context of the housing market area 

3 Involves key stakeholders, including house builders 

4 Contains a full technical explanation of the methods employed, with any limitations noted 

5 Assumptions, judgements and findings are fully justified and presented in an open and transparent manner 

6 Uses and reports upon effective quality control mechanisms 

7 Explains how the assessment findings have been monitored and updated (where appropriate) since it was 
originally undertaken 

 

1.7 The following sections describe the process undertaken in delivering the West London study and 

identify where the required core outputs are provided within the study report. 
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Satisfying the Process Checklist 

 

1.8 Having regard to PPS3 and the CLG advice note on identifying sub-regional housing market areas, the 

Government Office for London (GOL), the Greater London Authority (GLA) and London Councils agreed 

in a joint statement in March 2008 that the London region represents an appropriate spatial level of 

analysis for understanding housing markets as well as enabling a co-ordinated approach to evidence 

based work and policy-making across the region. 

1.9 The Greater London SHMA was commissioned with reference to the administrative boundaries of the 

region, but through the use of a range of secondary data sources, provided an appropriate context for 

ǘƘŜ ǊŜƎƛƻƴΩǎ Řŀǘŀ ƛƴ ǊŜƭŀǘƛƻƴ ǘƻ ǘƘŜ ǊŜǎt of England.  The key focus of the study is to estimate the overall 

level and mix of housing required, while setting the London housing market in the context of other UK 

regions. 

1.10 It is recognised that the region-wide SHMA is unlikely to provide the necessary focus on local issues 

that may be required for developing housing policies in individual Boroughs.  Therefore, in parallel with 

the regional work, there is an expectation that the housing sub-regions will each produce their own 

HMA at a sub-regional level. 

1.11 This report is aimed at meeting this expectation for the West London housing sub-region. 

 

1.12 The contextual information about housing market conditions presented in this report focuses on the 

administrative boundary for the housing sub-region as defined by the London Plan 2008.  The sub-

regional position is generally considered within the context of the national position and alongside 

information for the constituent London Boroughs.  Note that the study was commissioned by the West 

London Housing Partnership and unless otherwise stated the term sub region refers to the housing sub 

region.  The planning sub region defined by the Draft Replacement London Plan 2009 does not contain 

Kensington and Chelsea. 

1.13 Given that it is possible to define the housing market area at different levels, from very localised 

housing markets that operate within individual Borough administrative boundary ranging up to the 

Greater [ƻƴŘƻƴ IƻǳǎƛƴƎ aŀǊƪŜǘ όǿƘƛŎƘ Ŏŀƴ ōŜ ŘŜŦƛƴŜŘ ŀǎ ƻǇŜǊŀǘƛƴƎ ǿƛǘƘƛƴ ƻǊ ōŜȅƻƴŘ ǘƘŜ ǊŜƎƛƻƴΩǎ 

boundary).  It is appropriate for this SHMA to assess the housing market context in this way. 

 

1.14 A clear project management approach was used throughout the lifetime of the Project to oversee the 

development of the SHMA, as described below: 

Á Project Group ς planning and housing officials of local authorities within the sub-region.  It 

oversaw the progress of the work and dealt with the day to day enquiries and issues.  It was 

responsible for seeing that the SHMA was a soundly based and agreed document and has 

overall responsibility for decision making for the project.  Decisions were taken based upon the 

majority view of the project group. 

1. Approach to identifying housing market area(s) is consistent with other approaches to identifying housing market 

areas within the region. 

2. Housing market conditions are assessed within the context of the housing market area. 

3. Involves key stakeholders, including house builders. 
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Á Stakeholder Group ς representatives from a wide range of national and regional organisations.  

It acted as a sounding board for the Project Group.  Members comment on the development of 

the work programme and on the emerging findings.  They provided insights on all policy areas 

that are relevant to housing.  An invitation to participate was extended to the following 

organisations; 

ς Government Office for London 

ς Home Builders Federation 

ς The Homes and Communities Agency 

ς London Councils 

ς London Development Agency 

ς London Development Research 

ς London Housing Federation 

ς London Sub-regional Housing Partnerships 

ς London Tenants Federation 

ς London Private lŀƴŘƭƻǊŘΩǎ !ǎǎƻŎƛŀǘƛƻƴ 

ς National Housing and Planning Advice Unit 

ς National Housing Federation 

ς Shelter 

Á Consultant Team ς Opinion Research Services (ORS) provided the necessary contextual and 

analytical data to inform a full SHMA for the region using both primary and secondary data, 

which sets out the information in an accessible form and considers the implications of that 

information for the region. 

 

1.15 Many aspects of the SHMA collate the range of available evidence in order for it to be considered 

within the local context, a detailed technical explanation of such stages is therefore not normally 

necessary and no assumptions or judgements have been taken.  Nevertheless, some of the outputs 

from the study are dependent on considerable analytical work that is based on a series of assumptions 

and requires technical explanation. 

1.16 The assessment of household affordability is a critical stage of the analysis that fundamentally 

underwrites the assessment of housing need, insofar as it determines the financial resources required 

to be able to access market housing.  The methodology employed for this analysis is clearly set out in 

Section 6 ǳƴŘŜǊ ǘƘŜ ƘŜŀŘƛƴƎ ά!ǎǎŜǎǎƛƴƎ !ŦŦƻǊŘŀōƛƭƛǘȅέΦ  hƴŎŜ ŀƎŀƛƴΣ ŀ ƴǳƳōŜǊ ƻŦ ŀǎǎǳƳǇǘƛƻƴǎ ƘŀǾŜ ōŜŜƴ 

made, but the methodology and assumptions are clearly set out as required by the CLG Practice 

Guidance (2) (2008). 

1.17 Other assumptions relating to the modelling analysis are clearly set out in section 6 of the report. 

 

1.18 The quality of the SHMA outputs are fundamentally underwritten by the robustness of the analysis 

methodology employed, coupled with the quality of the data that underwrites that analysis process. 

4. Contains a full technical explanation of the methods employed, with any limitations noted. 

5. Assumptions, judgements and findings are fully justified and presented in an open and transparent manner. 

6. Uses and reports upon effective quality control mechanisms. 
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1.19 The primary source for many of the Core Outputs for the SHMA is the ORS Housing Market Model, 

which was developed in partnership with a wide range of organisations and has been adopted as the 

basis of a number of key studies, including the Greater London Housing Requirements Study (2004) and 

Strategic Housing Market Assessments for Exeter and Torbay sub-region (2007) and Birmingham City 

(2008).  The model has also provided the evidence base for Greater Norwich (2007) and West Cornwall 

(2008) Strategic Housing Market Assessments. 

1.20 A significant amount of the development time for the model was undertaken during work for 

English Partnerships and Milton Keynes Council and was independently scrutinised by Three Dragons (a 

consultancy specialising in affordable housing policy) throughout the development process. 

1.21 Results from the model have withstood scrutiny by Inspectors at numerous Local Plan Inquiries and this 

independent scrutiny provides the necessary quality control in relation to the analysis methodology. 

1.22 In terms of adopted data sources, household survey data collected from previous housing assessments 

in each borough has been utilised.  The household surveys were conducted over the period 2003-2009. 

The data was reweighted to a base data of 2009 and wherever possible information has been 

triangulated between the available information sources to identify any anomalies and avoid any 

dependency on erroneous data or erratic results attributable to small sample sizes or inconsistencies 

between the data sets. 

 

1.23 Section 6 of this report relates how the results from this SHMA relate to and update the previous 

analysis produced for the Greater London Housing Requirements Study 2004.   

Providing the Core Outputs 

1.24 Figure 3 (below) provides the relevant references for each of the Core Outputs required by the SHMA 

Practice Guidance in the context of this report. 

Figure 3 
Referencing the SHMA Core Outputs 

Core Outputs References within the Report 

1 Estimates of current dwellings in terms of size, type, 
condition, tenure 

Chapter 4 profiles the Existing Housing Stock 

More specifically: 

ς Figure 42 gives a breakdown of property type; 
and 

ς Figure 46 and Figure 48 give a breakdown of 
tenure 

ς House condition (unsuitable housing) is 
considered in Section 5 

2 Analysis of past and current housing market trends, 
including balance between supply and demand in 
different housing sectors and price/affordability. 
Description of key drivers underpinning the housing 
market 

The study provides a wide range of information about 
trends within the housing market, with references 
throughout chapters 3, 4 and 5. 

More specifically: 

ς Figure 7 provides details on the overall 
population; 

ς Figure 9 shows the age profile of the area; 

7. Explains how the assessment findings have been monitored and updated (where appropriate) since it was originally 

undertaken. 
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Core Outputs References within the Report 

ς Figure 17 and Figure 19 detail UK migration 
rates year-on-year; 

ς Figure 25 shows details on asylum seekers; 

ς Figure 26 provides information on 
unemployment rates; 

ς Figure 33 shows annual VAT registrations and 
de-registrations; 

ς Figure 28 and Figure 29 and Figure 30 detail 
earnings for the sub-region; 

ς d Figure 59, provide detail on the changing cost 
of housing in the region; 

ς Figure 61 shows the volume of sales; 

ς Figure 46 and Figure 48 shows the tenure 
distribution across the stock. 

3 Estimate of total future number of households, broken 
down by age and type where possible 

The GLA 2007 Round Population forecasts provide 
overall household estimates for the region, and these 
are referred to throughout the report.  The ORS Housing 
Market Model also identifies the flows of households 
into and out of the area. Figure 73 summarises this 
information and shows the projected number of 
additional households for the next-year period 

4 Estimate of current number of households in housing 
need 

An estimate of the overall current number of 
households in housing need is detailed in Figure 69 and 
Figure 75 

5 Estimate of future households that will require 
affordable housing 

The gross housing requirement for Social Rented and 
Intermediate Affordable Housing and for Market 
Housing, together with the size mix of housing required 
by all households seeking housing (broken down by 
housing type) is comprehensively detailed in section 6 of 
the report, where the outcomes of two particular 
scenarios are detailed. 

Full technical details on the modelling analysis are 
detailed in Appendix A  

6 Estimate of future households requiring market 
housing 

7 Estimate of the size of affordable housing required 

8 Estimate of household groups who have particular 
housing requirements e.g. families, older people, key 
workers, black and minority ethnic groups, disabled 
people, young people 

Chapter 7 of the report considers the needs of various 
sub-groups of the population, including: 

ς Families 
ς Older People 
ς Black and Minority Ethnic Groups 
ς Disabled People 
ς Young People 
ς Students 
ς Key Workers 
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Section 2: The Study Context 

The National Policy Context 

2.1 National housing policy has several crucial aims.  In seeking to ensure that everyone has the 

opportunity to live in decent housing that they can afford, the Government has embarked on a plan 

achieving a minimum standard of decency and new house building.  This house building plan will be 

delivered within the principles of sustainable development and this is the underlying concept behind 

the review of the policy context in this chapter. 

2.2 In 2003, the Government set out its vision for housing in the Communities Plan.  The Communities Plan 

set the framework for delivering sustainable communities over a period of 15-20 years.  ¢ƘŜ tƭŀƴΩǎ 

main areas of focus are housing supply, new growth areas, a decent home for all, the countryside and 

local environment. 

2.3 The PlŀƴΩǎ Ƴŀƛƴ ƻōƧŜŎǘƛǾŜ ƛǎ ǘƻ ŀŎƘƛŜǾŜ ŎƻƳƳǳƴƛǘƛŜǎ ǘƘŀ;: 

Á are economically prosperous; 

Á have decent homes at affordable prices; 

Á safeguard the countryside; 

Á enjoy a well-designed, accessible and pleasant living and working environment; and 

Á are effectively and fairly governed with a strong sense of community. 

2.4 The Communities Plan acknowledged that housing and the local environment are vitally important 

issues.  However, it recognises that communities are more than just areas of housing and have many 

requirements.  As such, it suggests that, as past experience has shown, investing in housing alone whilst 

paying no attention to the other needs of communities, risks wasting money.  What is required is: 

ά! ǿƛŘŜǊ Ǿƛǎƛƻƴ ƻŦ ǎǘǊƻƴƎ ŀƴŘ ǎǳǎǘŀƛƴŀōƭŜ ŎƻƳƳǳƴƛǘƛŜǎΧŦƭƻǿƛƴƎ ŦǊƻƳ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ 

strong commitment to sustainable development.  The way our communities develop, 

economically, socially and environmentally, must respect the needs of future generations as 

well as succeeding now.  This is the key to lasting, rather than temporary, solutions; to 

creating communities that can stand on their own feet and adapt to the changing demands 

of modern life.  tƭŀŎŜǎ ǿƘŜǊŜ ǇŜƻǇƭŜ ǿŀƴǘ ǘƻ ƭƛǾŜ ŀƴŘ ǿƛƭƭ ŎƻƴǘƛƴǳŜ ǘƻ ǿŀƴǘ ǘƻ ƭƛǾŜέ  

(CLG, 2003: p.5). 

2.5 Further, it argues that housing and planning policy must be placed firmly in the context of sustainable 

communities and integrated with wider public services and sustainability agenda.  

2.6 Alongside encouraging sustainable communities a second key element is community cohesion.  The 

Community Plan suggests that some communities had been undermined by social and economic 

deprivation and that social cohesion is key to building sustainable communities. 
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2.7 In particular, it links perceptions of cohesion and positive attitudes about physical spaces.  For example, 

it argues that well-designed places can make a significant contribution to reducing the risk of crime.  

Also, community cohesion can be strengthened as local people are more welcoming of well-designed 

schemes and recognise the positive benefits that new housing can bring to an area. 

2.8 To deliver the Communities Plan the Government tasked the nine English regions with setting up a 

regional housing body or board.  The emerging London policy is contained within the London Plan 

(2008) published by the Mayor of London. 

2.9 ¢ƘŜ ǊŜƎƛƻƴǎ ŀƴŘ ǘƘŜ [ƻŎŀƭ !ǳǘƘƻǊƛǘƛŜǎ ǿƛǘƘƛƴ ǘƘŜƳ Ƴǳǎǘ ƘŀǾŜ ǊŜƎŀǊŘ ǘƻ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ Ǿƛǎƛƻƴ ŦƻǊ 

sustainable communities and are reflected in a series of Planning Policy Statements (PPS).  PPS1 

Delivering Sustainable Development (2005), sets out the overarching planning policies for the delivery 

of sustainable development through the planning system.  The policies set out in PPS1 need to be taken 

into account in the preparation of both regional and local planning documents.  It is emphasised that 

sustainable development (ensuring that there is a better quality of life for everyone, now and for future 

generations) is the core principle underpinning planning and is therefore a vital part of the process. 

2.10 PPS1 also states that to facilitate and promote sustainable and inclusive patterns of urban and rural 

development, planning should ensure, among other thing, that new developments are of high quality 

and well designed, make the most efficient use of resources and support existing communities while 

creating safe, sustainable, liveable and mixed communities with good access to jobs and key services.  

2.11 This started a period of significant change in planning systems across England and Wales and within the 

provisions of the Housing Act, 2004, the current housing policy document Planning Policy Statement 3 

Housing, 2006 (PPS3), replaced a series of policies including Planning Policy Guidance Note 3 (PPG3) 

and Circular 6/98.  The principle definitions and requirements of PPS3 are summarised at the end of 

this chapter.  They are of fundamental importance to the Housing Market Assessment.  

2.12 The policies in the DƻǾŜǊƴƳŜƴǘΩǎ current planning policy statement on housing (PPS3) are also based 

upon the principle of sustainable development.  In particular, policy in PPS3 seeks to address 

environmental impact including climate change and flood risk. 

2.13 PPS3 was developed in response to recommendations in the Barker Review of Housing Supply (March 

2004) and reflects the need to improve the affordability and supply of housing in all communities.  The 

Government has set out the following aims in order to achieve this; 

Á provide a wide choice of high quality homes, both affordable and market housing, to address 
the requirements of the community; 

Á widen opportunities for home ownership and ensure high quality housing for those who cannot 
afford market housing, to address the requirements of the community; 

Á improve affordability across the housing market, including by increasing the supply of housing; 
and  

Á create sustainable, inclusive, mixed communities in all areas, both urban and rural. 

 
2.14 Notably, one of the six principles of PPS3 is that an evidence-based policy approach to housing 

provision is taken: 



Section 2: The Study Context 

 

  
Page 23 

 
  

Local Development Documents and Regional Spatial Strategies policies should be informed 

by a robust, shared evidence base, in particular, of housing need and demand, through a 

Strategic Housing Market Assessment. 

 
National policy response to the credit crunch 

2.15 Since 2008 the international banking crisis, ΨŎǊŜŘƛǘ ŎǊǳƴŎƘΩΣ has had a profound and negative effect and 

there has been a national policy response. 

2.16 The response has three main aspects, firstly in relation to the delivery of new homes, secondly assist 

potential purchasers and thirdly to protect certain households from the consequences of higher real 

interest rates and repossessions.  As at early 2010 the wider impact of public spending cuts and the 

effect of fiscal policies to support massive lending to the banks is still to be felt. 

2.17 In September 2008 the Government announced its £1bn package for housing.  Its aim was to assist first 

time buyers, support vulnerable homeowners facing re-possession and ensure that affordable housing 

needs can be met in the short and long term.  It built upon measures introduced earlier in the year 

which provided funding for local authorities to build social housing.  The further measures introduced 

funding for a shared equity scheme, a mortgage rescue scheme, funding for a further 5,500 social 

homes and working with the RDAs to support the most critical regeneration schemes. 

2.18 Also noteworthy is the Kickstart programme administered by the Homes and Communities Agency 

(HCA) which is aimed at currently stalled sites and is likely to deliver 22,000 new homes nationally of 

which 7,000 will be affordable homes. 

2.19 Whilst this short section has focussed upon the national policy response this must be balanced against 

ƳŀǊƪŜǘ ǊŜŎƻǾŜǊȅΦ  hw{Ω ǇŀǊǘƴŜǊ {ŀǾƛƭƭǎ ǇǊƻŘǳŎŜ ǊŜƎǳƭŀǊ ƳŀǊƪŜǘ ǳǇŘŀǘŜǎ ŀƴŘ ƛƴ ŎƻƳƳƻƴ ǿƛǘƘ ƻǘƘŜǊ 

ŎƻƳƳŜƴǘŀǘƻǊǎ ƛǘ ƛǎ ǿƛŘŜƭȅ ƘŜƭŘ ǘƘŀǘ [ƻƴŘƻƴΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΣ Ŝspecially the premium end of the 

market, is leading the national recovery.  The West sub-region is thought to be particularly well placed 

in this regard. 

 

Regional Policy Context 

The London Plan 2004, 2008 and the MayorΩs Consultation Draft Replacement Plan October 2009 

Background 
 
2.20 The London Plan, the Mayor's Spatial Development Strategy, was first published in February 2004.  The 

Plan's integrated and strategic policies inform delivery in a range of areas including housing, transport 

and supporting economic growth.  The Mayor is legally required to keep the London Plan under review.  

2.21 An updated plan containing alterations made since 2004 was published in February 2008.  The election 

of a new London Mayor in May 2008 led to proposals for a new London Plan being published in April 

2009 leading to publication of a replacement plan towards the end of 2011. 

2.22 A Consultation Draft Replacement Plan was published in October 2009.  The February 2008 version of 

the London Plan incorporates alterations made in 2004 and retains legal precedence until the 

replacement London Plan is published.  
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2.23 The SHMA is written at a time when a number of issues are the subject of negotiation between the 

Mayor and the local authorities.  The information in this chapter is correct as at September 2010. 

2.24 ¢ƘŜ [ƻƴŘƻƴ tƭŀƴ ǊŜŎƻƎƴƛǎŜǎ ǘƘŀǘ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘ ŘŜǇŜƴŘǎ ƘŜŀǾƛƭȅ ƻƴ ŀƴ ŜŦŦƛŎƛŜƴǘ ƭŀōƻǳǊ 

market and this in turn requires adequate housing provision to sustain it.  Lack of housing, especially 

affordable housing, is already one of the key issues facing London employers.  Reflecting the key 

national policy themes of sustainable communities and social cohesion, the London Plan acknowledges 

that a strategy for housing is not simply a matter of providing adequate accommodation, but also about 

ensuring access to key public services and local amenities.  It emphasises that new housing should offer 

a range of choices for new households, including affordable housing comprising of both homes for 

social renting and intermediate housing. 

Key Objectives 
 
2.25 ¢ƘŜ [ƻƴŘƻƴ tƭŀƴΩǎ Ƴŀƛƴ ƻōƧŜŎǘƛǾŜǎ ŀǊŜ ǘƻ; 

Á ŀŎŎƻƳƳƻŘŀǘŜ [ƻƴŘƻƴΩǎ ƎǊƻǿǘƘ ǿƛǘƘƛƴ ƛǘǎ ōƻǳƴŘŀǊƛŜǎ ǿƛǘƘƻǳǘ ŜƴŎǊƻŀŎƘƛƴƎ ƻƴ ƻǇŜƴ ǎǇŀŎŜǎΤ 

Á make London a better city for people to live in; 

Á make London a more prosperous city with strong and diverse economic growth; 

Á promote social inclusion and tackle deprivation and discrimination; 

Á ƛƳǇǊƻǾŜ [ƻƴŘƻƴΩǎ ŀŎŎŜǎǎƛōƛƭƛǘȅΤ and 

Á make London a more attractive, well-designed and green city. 

Planning Sub-regions 
 
2.26 The Consultation Draft Replacement Plan proposes a different view ƻŦ [ƻƴŘƻƴΩǎ tƭŀƴƴƛƴƎ ǎǳō-regions to 

the 2008 Plan and proposes a different spatial framework for policy (GLA maps 2.1 and 2.2 below);  

Á Central London including the Central Activities Zone; 

Á Inner London ; and 

Á Outer London. 

2.27 It should be noted that the existing and proposed planning sub region differs from the housing sub-

region.  Kensington and Chelsea is part of the housing sub-region but is not part of the planning sub-

region.  A map of the housing sub-region forms part of Figure 16.  

2.28 Minimum dwelling delivery targets for the London Planning sub-regions are shown below.   

Figure 4 
London Housing provisional targets by new planning sub-region (Source: draft consultation London Plan (October 2009) Table 3.1) 

Area Total Target Annual Monitoring Target 

East London 148,450 14,850 

North London 36,350 3,635 

South London 43,250 4,325 

West London 40,150 4,015 

Central 65.600 6,560 

Total 333,800 33,380 
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Future Housing Provision 
 
2.29 The Plan hŀǎ ŀ ǎǘǊƻƴƎ ŦƻŎǳǎ ƻƴ ƛƴŎǊŜŀǎƛƴƎ [ƻƴŘƻƴΩǎ ǎǳǇǇƭȅ ƻŦ ƘƻǳǎƛƴƎΦ  It sets out the policy framework 

for distributing housing capacity among the Boroughs and for realising and monitoring that 

development.  Policy 3A.1 of the London Plan (2008) sets a minimum target for housing provision of 

30,500 dwellings per annum across London.  This is slightly below the target of 33,000 new homes per 

annum identified by the draft Strategic Housing Market Assessment (ORS, November 2008).  

2.30 Minimum targets, including non-self-contained dwellings, for the local authorities within the West 

London housing sub-region are shown below. These may be subject to change as a consequence of the 

examination in public process.  The Mayor is committed to reviewing targets by 2015/16. 

Figure 5 
London Plan housing targets compared to Replacement Plan targets by local authority (Source: London Plan 2008 table 3a1 and   Consultation 
Draft Replacement Plan (October 2010) Table 3.1) 

Area 

2008 Plan targets 2007/8 to 2016/17 Replacement Plan targets 2011 to 2021 

Total  
Target 

Annual Monitoring 
Target 

Total  
Target 

Annual Monitoring 
Target 

Brent 11,200 1,120 10,650 1,065 

Ealing 9,150 915 8,900 890 

Hammersmith and Fulham 4,500 450 6,150 615 

Harrow 4,000 400 3,500 350 

Hillingdon 3,650 365 4,250 425 

Hounslow 4,450 445 4,750 470 

Kensington and Chelsea 3,520 352 5,850 585 

Total 40,470 4,047 44,050 4,405 

 
Affordable Housing  
 
2.31 The delivery of additional affordable housing has featured significantly in the development of the 

London Plan.  The first London Plan (2004) adopted a strategic target that half of all additional housing 

should be affordable.  The London Plan (2008) places emphasis on affordable housing.  It is seen as 

being important to meet the needs of households who cannot afford decent and appropriate housing 

in their Borough and also to promote mixed and balanced communities.  However, in 2008, the new 

Mayor decided that the London Plan 2008 target had proved unachievable and unresponsive to local 

circumstances.  In the Draft Plan he proposes a numeric rather than a rigid percentage based regional 

target, informed by the SHLAA and SHMA, working with Boroughs in the light of their sub-regional and 

local housing market assessments to ensure their own affordable housing targets fully and realistically 

contribute to local and strategic need and conform to the London Plan. 

2.32 The Consultation Draft Replacement Plan (October 2009) suggests that an average of 13,200 additional 

affordable homes per annum is a more appropriate strategic target.  This equates to an annual 

affordable housing target of 40% of all new dwellings.  However, the Mayor proposes to engage with 

Boroughs individually to enable them to set local affordable housing targets which are in general 

conformity with ǘƘŜ [ƻƴŘƻƴ tƭŀƴΩǎ ǎǘǊŀǘŜƎƛŎ ǘŀǊƎŜǘǎΦ  The new affordable housing target proposed by 

the Draft Plan is 60 per cent social housing and 40 per cent intermediate affordable housing. 
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2.33 The Replacement Plan places emphasis on the role of intermediate housing.  It states that it can help 

Londoners get a first step on the housing ladder, reduce the call on social rented housing, free up social 

rented homes, providing wider housing choice and secure a more balanced social mix on mono-tenure 

estates.  Intermediate housing development can extend the effectiveness of scarce public resources by 

increasing overall housing output through partnership working with the private sector.  

2.34 The Replacement Plan also contains important proposals for intermediate affordable housing that 

impact upon the estimate of housing requirements reported in section 6 of this report.  The 

Replacement Plan notes that lower quartile house prices in London are 70 per cent higher than in the 

country as a whole, 31 per cent higher than in the South East region and 50 per cent higher than in the 

East of England.  Accordingly, the Mayor proposes a higher household income threshold of £61,200, 

slightly higher than the national standard threshold of £60,000 used by the Homes and Communities 

Agency.  For larger homes a higher income threshold of £74,000 is proposed in order to reflect the 

higher costs to developers and purchasers of this family sized intermediate housing.  

2.35 In terms of affordable housing policy site thresholds, the Consultation Draft Replacement Plan (October 

2009) suggests that Boroughs should normally require affordable housing provision on a site which has 

capacity to provide 10 or more homes (compared with the PPS3 threshold of 15 dwellings).  It 

encourages Boroughs to seek a lower threshold through the LDF process (policy 3.14B) where this can 

be justified.  They are encouraged to ensure that the affordable housing requirement applies to any site 

which has the capacity taking into account other policies of the plan to provide the minimum number 

of dwellings set in their threshold. 

2.36 The London Plan recognises the importance of working in close collaboration with neighbouring 

regional authoritieǎ ƛƴ ƻǊŘŜǊ ǘƻ Ƴŀƛƴǘŀƛƴ ŀ ŎƻƴǎƛǎǘŜƴǘ ŀǇǇǊƻŀŎƘ ǘƻ ŀŘŘǊŜǎǎƛƴƎ ǘƘŜ ƴŜŜŘǎ ƻŦ ƛƴǘŜǊπ

regional migration and household growth with the South East and the East of England. 

The aŀȅƻǊΩǎ London Housing Strategy, 2008 

2.37 ¢ƘŜ aŀȅƻǊ ƻŦ [ƻƴŘƻƴ ǇǳōƭƛǎƘŜŘ ǘƘŜ [ƻƴŘƻƴ aŀȅƻǊΩǎ Iƻusing Strategy in March 2008 and covers the 

period 2008-11. Although now superseded ōȅ ǘƘŜ aŀȅƻǊΩǎ [ƻƴŘƻƴ {ǘǊŀǘŜƎȅ нлмлΣ ǘƘŜ ŀǎǇŜŎǘǎ ƻŦ ǘƘŜ 

2008 strategy marked a significant departure from the policies of the previous mayoral administration 

notably in the policy area of affordable housing and housing for families. 

2.38 Although the original London Plan (2004) suggested that future affordable homes consist of 70 per cent 

social housing and 30 per cent intermediate housing, the London Housing Strategy indicates that a 

target of 60 per cent social housing and 40 per cent intermediate housing may be more appropriate. 

2.39 The document is very much concerned with providing opportunities to Londoners for home ownership 

and as such Low Cost Home Ownership opportunities are set to increase by a third, largely due to the 

ƴŜǿ ŀŘƳƛƴƛǎǘǊŀǘƛƻƴΩǎ ΨCƛǊǎǘ {ǘŜǇΩ ƘƻǳǎƛƴƎ ǇǊƻƎǊŀƳƳŜ which is available for households with income up 

to £72,000 a year.  The Mayor has earmarked a budget of £130 million for this initiative. 

2.40 The Housing Strategy encourages the development of more family sized homes, particularly in the 

affordable sectors, with 42% of social rented and 16% of intermediate homes having 3 bedrooms or 

more.  It also expresses a need for more housing to meet the requirements and needs of older and 

disabled people.  

2.41 The Housing Strategy notes that the London Strategic Housing Market Assessment 2008, carried out by 

ORS found a need for 349,400 new dwellings over the period 2007-2017.  This is only slightly lower 



West London Strategic Housing Market Assessment 2010 

 

  
Page 28 

 
  

compared with the 2004 study figure of 353,000.  The London SHMA breaks this down into 245,000 

additional social rented properties and 142,000 market homes.   

2.42 The strategy suggests that in order to simply keep house prices at their current levels there is a 

requirement for around 34,000 new homes in London each year.   

2.43 Although there is a city-wide housing target, the targets for individual Boroughs have been agreed 

separately.  Current targets can be found in Section 6 of this report.  Delivery will be combined with 

that of the Local Area Agreements (LAAs).  

2.44 The strategy also, based on the London Gypsy and Traveller Accommodation Needs Assessment 2008 

study, identifies the need for a total of 768 new residential pitches for gypsies and travellers over the 

next ten years, almost doubling the current supply.  It should be noted that the Replacement London 

Plan proposes a reduction in this target. 

¢ƘŜ aŀȅƻǊΩǎ [ƻƴŘƻƴ IƻǳǎƛƴƎ ǎǘǊŀǘŜƎȅ нлмл 

2.45 9ƳōƻŘƛŜŘ ƛƴ ǘƘŜ ǎǘǊŀǘŜƎȅ ƛǎ ǘƘŜ aŀȅƻǊΩǎ Ǿƛǎƛƻƴ ŦƻǊ ƘƻǳǎƛƴƎ ƛƴ [ƻƴŘƻƴ; 

Á to raise aspirations and promote opportunity: by producing more affordable homes, particularly 

for families and by increasing opportunities for home ownership through the new First Steps 

housing programmes; 

Á to improve homes and transform neighbourhoods: by improving design quality, by greening 

homes, by targeting and delivering regeneration and by tackling empty homes; and 

Á to maximise delivery and optimise value for money: by creating a new architecture for delivery, 

by developing new investment models and by promoting new delivery mechanisms. 

2.46 The strategy notes that [ƻƴŘƻƴΩǎ ǳƴƛǉǳŜƭȅ ŜȄǇŜƴǎƛǾŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ǇǊƻƘƛōƛǘǎ ƭƻǿ ŀƴŘ ƳƛŘŘƭŜ ƛƴŎƻƳŜ 

households from accessing the owner occupied sector.  In response, it states that the Mayor is making 

progress towards agreeing targets for providing 50,000 new homes across London by 2011.  Up to 

20,000 of these new homes will consist of intermediate housing provided with financial support from 

the Homes and Communities Agency (HCA).  wŀǘƘŜǊ ǘƘŀƴ ŀ ΨƻƴŜ-size-fits-ŀƭƭΩ ŀǇǇǊƻŀŎƘ ǘƻ ŀŦŦƻǊŘŀōƭŜ 

housing, Borough targets for 2008-11 will be based on their capacity to deliver and the circumstances 

of each local area.  The first steps housing programme has particular significance for the modelling of 

future housing requirements and is considered further in Section 6 of this report. 

2.47 The draft strategy acknowledges that low income Londoners and some groups are disproportionately 

affected by the shortage of good quality affordable housing.  Others may face discrimination or need 

protection in the home or a move to alternative accommodation, such as women fleeing violence or 

those being harassed on the grounds of race or sexual orientation.  As such, the Mayor is committed to 

providing more accessible housing to meet the needs of those disabled, deaf and older people living in 

unsuitable homes that prevent them from living independent lives. 

2.48 The Mayor seeks to avoid social and economic deprivation associated with the mono-tenure estates 

that were built during the 1960s and 1970s.  !ǎ ǎǳŎƘΣ ǘƘŜ aŀȅƻǊΩǎ ƘƻǳǎƛƴƎ Ǉƻƭƛcies focus on improving 

ǘƘŜ ǎƻŎƛŀƭ ƳƛȄ ƻŦ [ƻƴŘƻƴΩǎ ŎƻƳƳǳƴƛǘƛŜǎΣ ōȅ ŜƴǎǳǊƛƴƎ ǘƘŀǘ ƴŜǿ ŘŜǾŜƭƻǇƳŜƴǘǎ ŀǊŜ ƳƛȄŜŘ ǘŜƴǳǊŜ ŀƴŘ ǘƘŀǘ 

other tenures are introduced into mono-tenure estates and by seeking to explore new ways of creating 

a more balanced tenure mix in tƘŜ ŎŀǇƛǘŀƭΩǎ ŜȄƛǎǘƛƴƎ ƴŜƛƎƘōƻǳǊƘƻƻŘǎΦ 
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2.49 The strategy states that East London is the area of the capital with the greatest potential for growth, 

ǊŜǇǊŜǎŜƴǘƛƴƎ рм ǇŜǊ ŎŜƴǘ ƻŦ [ƻƴŘƻƴΩǎ ǘƻǘŀƭ ŎŀǇŀŎƛǘȅΦ  By 2016, 100,000 homes could be provided in the 

London Thames Gateway, which falls within seven East London Boroughs.  The Lower Lea Valley alone 

will provide more than 9,000 new homes as a direct legacy of the 2012 Olympic and Paralympic Games, 

part of around 40,000 new homes in the area over the longer term.  Outer London also has a key role 

to play, with almost half (47 per cent) of the overall capacity for new homes in the outer London 

Boroughs. 

2.50 Finally, the strategy states that increasing the supply of housing in London must go hand in hand with 

improving the design and quality of the homes that are built.  Homes must be well designed, 

sustainable and attractive.  They must provide the accessibility, adaptability and flexibility required for 

нмǎǘ ŎŜƴǘǳǊȅ ƭƛǾƛƴƎΣ ƳŜŜǘ ǘƘŜ ƴŜŜŘǎ ƻŦ [ƻƴŘƻƴΩǎ ŘƛǾŜǊǎŜ ǇƻǇǳƭŀǘƛƻƴΣ ŀŘŘress the challenges of climate 

change and help to sustain thriving neighbourhoods. 

The London Economic Development Strategy, 2009 

2.51 ¢ƘŜ ƭŀǘŜǎǘ ŜŘƛǘƛƻƴ ƻŦ [ƻƴŘƻƴΩǎ 9ŎƻƴƻƳƛŎ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ ǿŀǎ ǇǳōƭƛǎƘŜŘ ƛƴ hŎǘƻōŜǊ нллфΦ  Similar 

to the London Plan (2009)Σ ǘƘŜ ǎǘǊŀǘŜƎȅ ƘƛƎƘƭƛƎƘǘǎ ǘƘŜ ƛƴǘŜǊŘŜǇŜƴŘŜƴŎŜ ƻŦ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ǎǳŎŎŜǎǎ 

with related issues such as housing, transport and the environment.  The report suggests that the state 

ƻŦ [ƻƴŘƻƴΩǎ ǘǊŀƴǎǇƻǊǘ ǎȅǎǘŜƳ ŀƴŘ ǎƘƻǊǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ŀǊŜ ǊŜƎǳƭŀǊƭȅ mentioned by 

ōǳǎƛƴŜǎǎŜǎ ŀǎ ƳŀƧƻǊ ƛƳǇŜŘƛƳŜƴǘǎ ǘƻ ǘƘŜ ŎƛǘȅΩǎ ŎƻƳǇŜǘƛǘƛǾŜƴŜǎǎΦ 

2.52  In particular, it highlights the negative impact that high housing costs can have on the economy.  High 

housing costs can erode gains from employment for lower-paid workers, leavƛƴƎ ŦŀƳƛƭƛŜǎ ƛƴ ŀ ΨōŜƴŜŦƛǘ 

ǘǊŀǇΩΣ ǿƘŜǊŜ ƻǳǘ-of-work benefits provide a higher income than available employment.  Competition 

for limited numbers of lower paid jobs means wages are low by London standards, further reducing 

opportunities for those with dependents to support.  These problems are compounded by barriers to 

employment affecting many groups in London, including discrimination, accessibility and lack of 

affordable childcare. 

2.53 Similarly, it suggests that concentrations of disadvantage arise in part because of housing market 

conditions, the location of social housing and other historical patterns.  These help worsen the chances 

for already excluded households in such areas through loss of services, poor school performance, 

inadequate or very expensive access to credit, poor local employment opportunities and so on.  

Regeneration policy to date has improved prospects for some residents in these areas.  However, it has 

had far less impact on concentration effects because individual beneficiaries tend to move on and tend 

to be replaced by people moving into the area who continue to experience disadvantage.  

2.54 Also, it argues that transport, environmental quality and essential services have all come under 

increasing pressure, both in terms of delivery and the ability to house key workers.  [ƻƴŘƻƴΩǎ ƘƛƎƘ Ŏƻǎǘ 

base reflects its value to the highly productive firms that are located here.  Its success has resulted in 

rapid population growth and an increase in overall employment over the last two decades, putting 

moǊŜ ǇǊŜǎǎǳǊŜ ƻƴ [ƻƴŘƻƴΩǎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΣ ŜǎǇŜŎƛŀƭƭȅ ƛǘǎ ǘǊŀƴǎǇƻǊǘ ǎȅǎǘŜƳǎ ŀƴŘ ƘƻǳǎƛƴƎΦ 

2.55 Falling travel speeds, lack of sufficient capacity on public transport and shortages of living and 

ǿƻǊƪǎǇŀŎŜ ǿƛƭƭ Ŝŀǘ ƛƴǘƻ [ƻƴŘƻƴΩǎ ǇǊƻŘǳŎǘƛǾƛǘȅΦ  The failure of housing supply to keep up with demand is 

both causing and reinforcing patterns of social injustice.  High prices are making it increasingly difficult 

for essential workers in the public and private sectors to live in London and for people who depend on 

benefits to move into work.  ¢Ƙƛǎ ƛǎ ƘŀǾƛƴƎ ŀ ŘƛǎǘƻǊǘƛƴƎ ŜŦŦŜŎǘ ƻƴ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳȅΦ  Growth has also 
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ŜȄŀŎŜǊōŀǘŜŘ ƻǘƘŜǊ ǇǊƻōƭŜƳǎ ƛƳǇŀŎǘƛƴƎ ƻƴ ǘƘŜ ŎƛǘȅΩǎ ŜŎƻƴƻƳƛŎ ǎǳŎŎŜǎǎΣ ŦƻǊ ŜȄŀƳǇƭŜΣ ƛƴŀŎŎŜǎǎƛōƭŜ 

transport systems and buildings and barriers to economic engagement, such as lack of affordable 

childcare facilities. 

2.56 In response, it argues that new jobs and housing need to be supported by sufficient and appropriate 

social infrastructure.  It is also important to take account of the infrastructural needs of particular 

groups, such as the Asian community, the Irish community, disabled people or new migrant workers. 

2.57 Finally, it states that although there will be a tension between particular uses of land, experience shows 

that other properly located uses, such as housing, are not necessarily the enemy of jobs and economic 

development.  There is a clear link between some places becoming more residential and employment 

growth, particularly in town centres.  It is also important to bear in mind the scope for including 

appropriate employment-generating uses as part of higher-density, mixed use developments. 

 

Introducing the West London Housing Sub-region 

2.58 The West London housing sub-region contains the Boroughs of Brent, Ealing, Harrow, Hammersmith 

and Fulham, Hillingdon Hounslow, Kensington and Chelsea.  It has a population of almost 1.5 million 

people. 

2.59 It should be noted that this is different to the West London Planning sub-region as defined by the 

London Plan and the proposed Replacement Plan.  Kensington and Chelsea is not part of the West 

London planning sub-region in the draft Replacement Plan 2009. 

2.60 A map defining the West London housing sub-region local authority boundaries appears in Figure 16. 

2.61 West London occupies a critical position in the overall structure of London.  It is part of a very strong 

East/West axis.  West London, in common with all other parts of London, will experience long-term 

growth in population, homes and jobs.  

2.62 West London has a different economic role than that of the Cities of London and Westminster.  This is 

typified by the exceptional residential property on offer to wealthy people of parts of and Chelsea and 

to a lesser extent Hammersmith and Fulham which gives way to the premium commercial sector in a 

westerly direction known locally as the Golden Mile.  Notable enterprises are broadcasters such as the 

BBC and Sky TV, the pharmaceutical industry and the leisure sector, for example, the recently 

completed Wembley Stadium and Westfield shopping centre. 

2.63 West London contains the gateway to the international, rather than the continental, world through the 

dominance of Heathrow.  

2.64 West London is expected to grow significantly with a range of activities from media, culture, tourism 

and retail to the consolidation of the huge industrial and warehousing reserve of Park Royal while 

accommodating growth in employment.  The Western Wedge, stretching from Paddington to the 

Thames Valley is identified in the London Plan and has been one of the most dynamic growth areas in 

the country. 

2.65 The main challenge to the sub-region is to manage proposed housing growth so that it enhances rather 

ǘƘŀƴ ŘƛƳƛƴƛǎƘŜǎ ²Ŝǎǘ [ƻƴŘƻƴΩǎ ŜȄƛǎǘƛƴƎΣ ƎŜƴŜǊŀƭƭȅ ƘƛƎƘ ǉǳŀƭƛǘȅ ƻŦ ŜƴǾƛǊƻƴƳŜƴǘ ŀƴŘ ǎƻ ǘƘŀǘ ƛǘ ƎƻŜǎ ƛƴǘƻ 

the places and takes the forms that will revitalise areas of deprivation and poor environment.  There is 
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a clear opportunity to direct growth into the town centres and the areas with redevelopment or 

regeneration potential and to make best use of the public transport system by locating more intensive 

development in places with higher transport capacity.  Alongside this, there will need to be a 

substantial increase in densities in appropriate locations. 

2.66 The GLA (2009) reflects the above priorities by seeking to ensure that the expansion of population 

expected in West London is accommodated in sustainable communities, taking into account their 

needs for social and community infrastructure and capacity building and capturing significant benefits 

from the economic generators within the sub-region for residents. 

Profile of the West London Boroughs 

2.67 The following states a profile of each Borough.  Information regarding the community strategy and core 

strategy appears in the appendix.  This describes the housing, community and economic policies of 

each borough in relation to the key themes and issues discussed in the national and regional policy 

sections above. 

Brent  

2.68 Brent covers an area of 4,325 hectares, almost 17 square miles, between inner and outer North West 

London.  It extends from Burnt Oak, Kenton and Kingsbury in the North, to Harlesden, Queen's Park and 

Kilburn in the South.  The North Circular Road divides the less densely populated northern part of the 

Borough from the south.  

2.69 The Borough is famous for being the home of Wembley Stadium, which was rebuilt and then reopened 

in 2007.  Consequently, Wembley now has its own 'brand' with the new stadium forming the 

centrepiece of a new Wembley, comprising major regeneration initiatives and ventures.  Already 

known for its sporting and music venues, Wembley will develop further into a major regional, national 

and international destination with a range of major retail and leisure attractions whilst delivering 

significant employment benefits for the local community. 

2.70 Brent is bordered by the London Borough of Barnet to the east, Harrow to the north and Ealing to the 

west.  It has small boundaries with the inner London Boroughs of Hammersmith and Fulham, 

Kensington and Chelsea, Westminster and Camden in the south.  The metropolitan centres of Harrow 

and Ealing, together with Brent Cross regional shopping centre (all of which are outside of the Borough) 

currently meet many of the shopping and leisure demands of a large number of Brent residents. 

2.71 hǾŜǊŀƭƭΣ .ǊŜƴǘΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ǊŜƭŀǘƛǾŜƭȅ ȅƻǳƴƎ ǿƛǘƘ ŀƭƳƻǎǘ ŀ ǉǳŀǊǘŜǊ of its residents aged 19 years or 

under.  The 2001 Census recorded a residential population of 263,454, whilst the GLA has recently 

estimated that Brent's population had increased to 278,500 in 2006 (Mid Year Estimates). However, 

Professor Mayhew, a leading demographic expert who uses all available administrative databases, 

ŜǎǘƛƳŀǘŜŘ .ǊŜƴǘΩǎ ǇƻǇǳƭŀǘƛƻƴ ŀǘ нуфΣллл ƛƴ нллтΦ ό.ǊŜƴǘ /ƻǳƴŎƛƭ ǎǳōƳƛǎǎƛƻƴ ǘƻ ǘƘŜ IƻǳǎŜ ƻŦ /ƻƳƳƻƴǎΩ 

Treasury Sub ς Committee Inquiry Into Counting the Population, 2007). 

2.72 Black and Ethnic Minorities collectively constitute the majority of Brent's population at 55%.  Over 120 

languages are spoken in Brent and the Borough has been officially recognised as the 'most ethnically 

diverse local authority area in the country'.  Nearly 8% of its population are classified as refugees or 

asylum seekers and, in 2007, Brent had the second highest number of new National Insurance 

registrations in the country at 15,600. 
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Ealing 

2.73 The London Borough of Ealing covers an area of around 55 square km in West London, and shares 

borders with Brent, Harrow, Hillingdon, Hounslow and Hammersmith and Fulham Boroughs.  Ealing is 

located at the centre of the West London sub-region, which is well positioned in relation to Central 

London to the east and the Thames Valley to the west. 

2.74 ¢ƘŜ ǎǘǊŀǘŜƎƛŎ ƛƳǇƻǊǘŀƴŎŜ ƻŦ ²Ŝǎǘ [ƻƴŘƻƴ ƛǎ ǎǘǊƻƴƎƭȅ ƛƴŦƭǳŜƴŎŜŘ ōȅ ƛǘǎ ŜȄƛǎǘŜƴŎŜ ǿƛǘƘƛƴ ǘƘŜ ά²ŜǎǘŜǊƴ 

²ŜŘƎŜέΣ ǘƘŜ [ƻƴŘƻƴ ǇŀǊǘ ƻŦ ǿƘƛŎƘ ǎǘǊŜǘŎƘŜǎ ŦǊƻƳ tŀŘŘƛƴƎǘƻƴ ǘƘǊƻǳƎƘ tŀǊƪ wƻȅŀƭ ŀƴŘ ²ŜƳōƭŜȅ ǘƻ 

Heathrow and its environs.  ¢ƘŜ ά²ŜǎǘŜǊƴ ²ŜŘƎŜέ Ƙŀǎ been one of the most dynamic growth areas in 

the entire country. 

2.75 The Borough is made up of seven distinct areas, Acton, Ealing, Greenford, Hanwell, Perivale, Northolt 

and Southall.  These areas have diverse populations, Southall especially is acknowledged as a centre of 

Asian goods, services and culture from the Indian sub-continent. 

2.76 Ealing and, in particular, 9ŀƭƛƴƎ ǘƻǿƴ ŎŜƴǘǊŜΣ ƛǎ ŀ ΨǘǊŀƴǎǇƻǊǘ ƘǳōΩ ŦƻǊ ²Ŝǎǘ [ƻƴŘƻƴ ŀƴŘ Ƙŀǎ ƎƻƻŘ ŀŎŎŜǎǎ 

to central and East London. Central Ealing is approximately six miles from Heathrow Airport and a 

similar distance from the central London Congestion Charging zone.  It is well served by three 

underground lines and several mainline train services.  Key highways in the Borough include the A40, 

Uxbridge Road and the North Circular. 

2.77 Ealing is the 4th most diverse Borough in London and also nationally.  More than 100 languages are 

spoken in the Borough.  41.3% of residents are from an ethnic minority, compared to 9.1% nationally 

and 28.8% across London.  About 20% of the minority ethnic community describe themselves as Asian.  

Within this, the largest minority group is of Indian origin, which accounts for 17% of the .ƻǊƻǳƎƘΩǎ total 

population.  15.1% of Ealing residents (45,401 people) live with a long term illness, health problem or 

disability, which limits their daily activities or the work they can do. 

2.78 The two largest employment sectors within which Ealing residents work are business services (20.4%) 

and retail (15.9%).  73% of employment is in small and medium size firms, employing less than 200 

people.  The Borough is located near several major employment locations in West London, such as 

Heathrow and White City and contains a number of key sites of its own in Park Royal, Southall, Acton 

and Northolt /Greenford.  3.9% of economically active residents were unemployed at the time of the 

2001 Census, compared to 3.4% for England and 4.4% for London.  In its most deprived communities, 

unemployment rates are twice the Borough average. 

Hammersmith and Fulham  

2.79 The Borough of Hammersmith and Fulham is situated on the western edge of Inner London in a 

strategic location on the transport routes between the City and Heathrow.  The Borough is oriented 

north-south with most major transport links, both road and rail carrying through traffic east-west 

across the Borough.  Some of the busiest road junctions in London are located in the Borough at 

Hammersmith Broadway, Shepherds Bush and at Savoy Circus and the Borough suffers 

disproportionately from the effects of through traffic.  However, north-south movement in the Borough 

is poor. 

2.80 The Borough contains wealth, poverty and attractive environments, many of which are protected by 

conservation designations and other areas that are less attractive and that need improvement.  The 

Borough has some of the highest average house prices within London, but on the other hand is ranked 
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as the 38th most deprived local authority in the country (IMD 2007) and there are significant pockets of 

deprivation largely concentrated on the larger social housing estates, such as the White City area, 

where high levels of worklessness, anti-social behaviour and crime, a poor environment and low 

ŀǎǇƛǊŀǘƛƻƴǎ ōƭƛƎƘǘ ǇŜƻǇƭŜΩǎ ƭƛǾŜǎΦ 

2.81 The Borough has at least four distinct areas;  

Á Fulham;  

Á Hammersmith;  

Á Shepherds Bush; and  

Á the area to the north of Wormwood Scrubs - the College Park/Hythe Road area.  

2.82 The Borough also benefits from having a 7km/4 ½ miles of frontage along the River Thames.  Because 

transport links tend to be east/west in the Borough, each town centre serves its local area.  To the 

north of the Borough the College Park/Hythe Road area is better served by town centres in Brent. 

2.83 IŀƳƳŜǊǎƳƛǘƘ ŀƴŘ CǳƭƘŀƳΩǎ ŜŎƻƴƻƳȅ ƛǎ ǇŀǊǘ ƻŦ ǘƘŜ ǿƛŘŜǊ [ƻƴŘƻƴ ŀƴŘ ²Ŝǎǘ [ƻƴŘƻƴ ŜŎƻƴƻƳƛŎ ŀǊŜŀΦ  

The Borough occupies a favourable location in west London and is attractive to a variety of businesses.  

It has enjoyed significant growth in employment and economic activity over the last three decades with 

the central Hammersmith area becoming an important sub-regional location for offices. 

2.84 In 2006, 115,000 people worked within the Borough boundaries which is an increase from the 111,500 

employed in 2004 (Annual Business Inquiry).  Just over a quarter of people working in the Borough also 

lived in the Borough.  The largest employer in the Borough, the BBC is based in Wood Lane and has 

expanded its complex there in recent years and has approximately 14,000 employees.  This number will 

ŘŜŎǊŜŀǎŜ ǿƛǘƘ ǘƘŜ ǇǊƻǇƻǎŜŘ ƳƻǾŜ ƻŦ ǎƻƳŜ ƻŦ ǘƘŜ ../Ωǎ ǎǘŀŦŦ ǘƻ {ŀƭŦƻǊŘ ŀƴŘ /ŜƴǘǊŀƭ [ƻƴŘƻƴΦ 

2.85 To the north of the Borough the Hythe Road industrial area forms a part of the extensive Park Royal 

area.  Park Royal is the closest industrial and warehousing area to central London and the West End and 

also serves Heathrow.  It houses nearly 2,000 businesses which is more than any other industrial estate 

in Europe providing around 40,000 jobs.  It is home to the growing economic clusters of food and drink, 

transport and logistics and TV and film businesses.  The Hythe Road area in Hammersmith and Fulham 

is also developing as an area specialising in the recycling of electrical and construction and other waste. 

Harrow  

2.86 Harrow is an outer London Borough, situated in North-West London and approximately ten miles from 

Central London.  The London Boroughs of Barnet, Hillingdon, Ealing and Brent border the Borough.  The 

County of Hertfordshire lies to the north of Harrow, with the District Councils of Three Rivers and 

Hertsmere immediately adjoining.  It is located in the north-east of the West London Sub-Region, 

identified in the London Plan as tƘŜ Ψ²ŜǎǘŜǊƴ ²ŜŘƎŜΩ ŀƴŘ ŀ ǾƛōǊŀƴǘ ǇŀǊǘ ƻŦ ǘƘŜ [ƻƴŘƻƴ ŜŎƻƴƻƳȅΦ  

2.87 It is primarily a dormitory residential suburban area, with a relatively small amount of land and 

buildings devoted to employment and industrial activity, compared with other outer London Boroughs.  

Over a quarter of the Borough (over 1,300 hectares) consists of open space.  Harrow covers an area of 

approximately 50 sq. km (just under 20 square miles).  The Borough has 21 wards. 

2.88 The Borough has one of the most ethnically diverse populations nationally.  Over half or 52.9% of 

IŀǊǊƻǿΩǎ ǊŜǎƛŘŜƴǘǎ ǿŜǊŜ ƻŦ ŜǘƘƴƛŎ ƳƛƴƻǊƛǘȅ ƛƴ нллсΣ ǿƘŜǊŜ ŜǘƘƴƛŎ ƳƛƴƻǊƛǘȅ ƛǎ ŘŜŦƛƴŜŘ ŀǎ ŀƭƭ ǇŜƻǇƭŜ who 
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are non-White British.  Nationally, Harrow now has the fifth highest proportion of residents from 

minority ethnic groups, compared to its ranking in eighth place in 2001. 

2.89 Almost ŀ ǉǳŀǊǘŜǊ ƻǊ нн҈ ƻŦ IŀǊǊƻǿΩǎ ǊŜǎƛŘŜƴǘǎ ŀǊŜ ƻŦ LƴŘƛŀƴ ƻǊƛƎƛƴΣ ǘƘŜ ƭŀǊƎŜǎǘ ƳƛƴƻǊƛǘȅ ŜǘƘƴƛŎ ƎǊƻǳǇ ƛƴ 

Harrow and the second highest level in England, after Leicester.  ¢ƘŜ DǊŜŀǘŜǊ [ƻƴŘƻƴ !ǳǘƘƻǊƛǘȅΩǎ όD[!ύ 

нллт wƻǳƴŘ ƻŦ 5ŜƳƻƎǊŀǇƘƛŎ tǊƻƧŜŎǘƛƻƴǎ ōȅ 9ǘƘƴƛŎ DǊƻǳǇ ǎƘƻǿǎ ǘƘŀǘΣ ōȅ нлмсΣ ртΦп҈ ƻŦ IŀǊǊƻǿΩǎ 

residents are likely to be from Black and other minority ethnic groups (excluding minority White 

groups) and this proportion could be around 62% by 2026. 

2.90 The employment structure of Harrow shows similar proportions of the population working in 

distribution, hotels and restaurants (23%), finance, IT and other business activities (26%) and public 

administration, education and health (28%).   

Hillingdon  

2.91 Hillingdon is [ƻƴŘƻƴΩǎ ǎŜŎƻƴŘ ƭŀǊƎŜǎǘ Borough, by area, covering 42 sq. miles (109 sq. kilometres) with a 

population of almost 260,000 people.  The Borough has a distinctive character with its combination of 

suburban streets and shopping centres, industrial land, major office developments and large areas of 

open land, historic woodland and inland waterways including 4,960 hectares of Green Belt.   

2.92 Current estimates suggest that the population of Hillingdon will grow to around 270,000 people around 

the year 2015 with a 14% growth in the Core Strategy period of 2011-2026.  As the population of 

Hillingdon grows, it is anticipated that the diversity of the Borough will increase.  At present around 

21% of Hillingdon's population is made up of black and ethnic minority communities and this figure is 

projected to rise by a further 10% over the next 10 years.  Compared to many other London .ƻǊƻǳƎƘΩǎ, 

which have ageing populations, Hillingdon has a population with a high proportion of young residents, 

with around 41% being under 30 years of age and 19% being under 15 years of age. 

2.93 Despite ǊŜƳŀƛƴƛƴƎ ƻƴŜ ƻŦ [ƻƴŘƻƴΩǎ ƎǊŜŜƴŜǎǘ Boroughs, Hillingdon has a pivotal role in the economic 

success of the capital being the home of Heathrow Airport, the busiest international airport in the 

world.  It attracts over 67 million passengers each year and employs 68,400 people on site.  In addition, 

a large number of international corporations have their headquarters in the Borough.  There are 

around 7,500 registered businesses in Hillingdon, ranging from large multinational corporations to local 

family firms.   

2.94 The overall indication is that the health of the population in Hillingdon is generally good with Hillingdon 

ranking 25th out of the 33 London Boroughs for poor health.  The percentage of people classified as in 

good health from the 2001 census is 71.3%, with 7.4% in poor health.  This compares to 70.8% and 

8.3% respectively for Greater London and 68.8% and 9% for England.  The Hillingdon Supported 

Strategy identifies a higher proportion of households within Hillingdon with special needs (16.7%) 

compared with the London average (13.3%).  The strategy identifies Older People, Young People and 

People with Learning Disabilities as priority groups.  

2.95 Basic education levels in the Borough are higher than the national average.  The proportion of people 

with no qualifications (12.8%) was lower than London (13.9%) or England and Wales (15.6%).  In terms 

of higher educational achievement, 23.1% of Hillingdon residents have a degree qualification which is 

below the London average of 30.5% and the national average of 24.2%.   
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Hounslow  

2.96 Geographically situated in outer West London, Hounslow is a large Borough covering approximately 22 

square miles.  Stretching from Chiswick in the east to the boundaries of Heathrow Airport in the west.  

The transition from the urban environment of the suburbs to the semi-rural environment of the urban 

fringe takes place within Hounslow. 

2.97 The Borough has a mix of residential, commercial and industrial land uses interlaced with several 

waterways, including the River Thames, large areas of open space and areas of cultural and 

architectural heritage.  It is reasonably well served by public transport and ideally located for national 

transport links, with easy access to major roads and motorways linking Central London and the City to 

the south west, Wales, the Midlands and beyond via the A4, M25 and M4.  As an outer London 

Borough, Hounslow borders the London Boroughs of Hillingdon, Ealing, Richmond-upon- Thames, 

Hammersmith and Fulham and also Spelthorne Borough and Surrey County Council. 

2.98 The Borough has four town centres, Brentford, Chiswick, Hounslow and Feltham.  These centres as well 

as Chiswick Park, the Great West Road and Bedfont Lakes are the .ƻǊƻǳƎƘΩǎ key nodes.  Both Feltham 

and Hounslow town centres have recently undergone significant redevelopment with further 

development anticipated for Hounslow.  The regeneration of Brentford continues with a number of 

vacant employment sites on the Great West Road being redeveloped for mixed-use. 

2.99 IƻǳƴǎƭƻǿΩǎ ǊŜǎƛŘŜƴǘǎ ƭƛǾŜ ƛƴ ŎƻƳƳǳƴƛǘƛŜǎ ǎǘǊŜǘŎƘƛƴƎ ŦǊƻm Bedfont at the fringe of Greater London in 

the west to the Victorian streets of Chiswick in the east.  Local areas are very different in character and 

therefore have different needs.  There have always been some affluent parts of the Borough and, taken 

as a whole, Hounslow is not poor in comparison to many other Boroughs.  However, there are notable 

and persistent areas of deprivation in the Borough in the wards of Bedfont, Brentford, Hanworth, 

Heston West and Syon.  These areas are characterised by higher unemployment, skills mismatch, a 

large percentage of lone parent families, lower academic attainment, high crime rates and drug abuse, 

a higher amount of local authority housing and areas of environmental and industrial decline. 

Kensington and Chelsea  

2.100 With a population estimated at 178,600, Kensington and Chelsea is the most densely populated 

Borough in the country, housed into just under five square miles of land.  It is primarily residential but 

is an internationally recognised shopping destination, hosts world renowned arts and cultural facilities 

ŀƴŘ ŜǾŜƴǘǎ ŀƴŘ ōƻŀǎǘǎ ǎƻƳŜ ƻŦ [ƻƴŘƻƴΩǎ Ƴƻǎǘ ǾƛǎƛǘŜŘ ǇŀǊƪǎ ŀƴŘ ƻǳǘŘƻƻǊ ǎǇŀŎŜǎΦ  Lǘ ƛǎ ŀƭǎƻ ŀ Borough of 

extremes with some of the wealthiest neighbourhoods in the country as well as some of the most 

deprived.  {ǘŀǘƛǎǘƛŎǎ ƻƴ ŘŜǇǊƛǾŀǘƛƻƴ ǎƘƻǿ ǘƘŀǘ bƻǊǘƘ YŜƴǎƛƴƎǘƻƴ ŀƴŘ ǇŀǊǘǎ ƻŦ 9ŀǊƭΩǎ /ƻǳǊǘ ŀƴŘ {ƻǳǘƘ 

Chelsea face complex combinations of problems such as low incomes, relatively high unemployment 

and poor health. 

2.101 The highest levels of deprivation are found in North Kensington, highlighting the need to focus on 

regenerating this area.  In the past central government has made extra resources available to do this 

but changes in the way this funding is allocated mean that the Borough no longer qualifies for this help.  

As such, it believes that the Kensington and Chelsea Partnership plays an important role in working to 

direct mainstream resources.   
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Planning Policy Statement 3 (Housing) (PPS3) 

2.102 At the beginning of this chapter we referred briefly to the planning policy guidance that was developed 

from the Communities Plan 2003.  Planning Policy Statement 3 (Housing) (PPS3) provides some of main 

definitions used by the SHMA.  It also describes some the key outputs that the HMA is expected to 

produce and evidence.  The opportunity is taken to state these definitions and outputs here as a 

reference point for the report. 

 
 

 
  

PPS 3 Annexe B definitions relating to affordable housing 
 
Affordable housing 
 
Affordable housing includes social rented and intermediate housing, provided to specified eligible households whose needs are 
not met by the market. 
 
Affordable housing should: 
 
Á Meet the needs of eligible households including availability at a cost low enough for them to afford, determined with 

regard to local incomes and local house prices. 

Á Include provision for the home to remain at an affordable price for future eligible households or, if these restrictions are 

lifted, for the subsidy to be recycled for alternative affordable housing provision. 

Social rented housing is: Rented housing owned and managed by local authorities and registered social landlords, for which 
guideline target rents are determined through the national rent regime.  The proposals set out in the Three Year Review of 
Rent Restructuring (July 2004) were implemented as policy in April 2006.  It may also include rented housing owned or 
managed by other persons and provided under equivalent rental arrangements to the above, as agreed with the local authority 
or with the Housing Corporation as a condition of grant. 
 
Intermediate affordable housing is: Housing at prices and rents above those of social rent, but below market price or rents, 
and which meet the criteria set out above.  These can include shared equity products (e.g. HomeBuy), other low cost homes for 
ǎŀƭŜ ŀƴŘ ƛƴǘŜǊƳŜŘƛŀǘŜ ǊŜƴǘΦΩ  ¢ƘŜǎŜ ŘŜŦƛƴƛǘƛƻƴǎ ǊŜǇƭŀŎŜ ƎǳƛŘŀƴŎŜ ƎƛǾŜƴ ƛƴ Planning Policy Guidance Note 3: Housing (PPG3) and 
DETR Circular 6/98 Planning and Affordable Housing.  The definition does not exclude homes provided by private sector bodies 
or provided without grant funding.  Where such homes meet the definition above, they may be considered, for planning 
purposes, as affordable housing.  Whereas, those homes thŀǘ Řƻ ƴƻǘ ƳŜŜǘ ǘƘŜ ŘŜŦƛƴƛǘƛƻƴΣ ŦƻǊ ŜȄŀƳǇƭŜΣ Ψƭƻǿ Ŏƻǎǘ ƳŀǊƪŜǘΩ 
housing, may not be considered, for planning purposes, as affordable housing.  
 
Affordability 
 
¢ƘŜ ǘŜǊƳǎ ΨŀŦŦƻǊŘŀōƛƭƛǘȅΩ ŀƴŘ ΨŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎΩ ƘŀǾŜ ŘƛŦŦŜǊŜƴǘ ƳŜŀƴƛƴƎǎΦ  Ψ!ŦŦƻǊŘŀōƛƭƛǘȅΩ ƛǎ ŀ Ƴeasure of whether housing may 
ōŜ ŀŦŦƻǊŘŜŘ ōȅ ŎŜǊǘŀƛƴ ƎǊƻǳǇǎ ƻŦ ƘƻǳǎŜƘƻƭŘǎΦ  Ψ!ŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎΩ ǊŜŦŜǊǎ ǘƻ ǇŀǊǘƛŎǳƭŀǊ ǇǊƻŘǳŎǘǎ ƻǳǘǎƛŘŜ ǘƘŜ Ƴŀƛƴ ƘƻǳǎƛƴƎ 
market. 

Abstract of PPS 3 paragraph 29 
 
In Local Development Documents, Local Planning Authorities should: 
 
Á Set an overall (i.e. plan-wide) target for the amount of affordable housing to be provided.  The target should reflect the 

new definition of affordable housing in this PPS.  

Á It should also reflect an assessment of the likely economic viability of land for housing within the area, taking account of 

risks to delivery and drawing on informed assessments of the likely levels of finance available for affordable housing, 

including public subsidy and the level of developer contribution that can reasonably be secured.  

Local Planning Authorities should aim to ensure that provision of affordable housing meets the needs of both current and 
future occupiers, taking into account information from the Strategic Housing Market Assessment. 




























































































































































































































































































