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The need for London to continue to provide new homes is 
ongoing and whilst need will inevitably outstrip supply, it is 
incumbent upon policy makers to strive to deliver as many new 
homes as possible.

A range of initiatives are being taken forward and the Mayoral 
Development Corporations and Housing Zones alone will do 
much to increase supply. There are expected to be some 20 
Housing Zones designated by the end of 2015 delivering 50,000 
new homes 1. However, there is a need to increase capacity 
beyond the currently identified sources. 

Land supply in London however is finite, and as we examined 
in our three papers published at MIPIM 2015, the main areas of 
opportunity are:

1. The release of Green Belt and Metropolitan 
Open Land and other designated open space - A 
contentious option and one the Conservative 
Government is particularly resistant to currently, but 
a review is, in our view, necessary. 

2. The continued change of industrial land – This does 
indeed offer us a further source of supply.  The rate 
of conversion has remained consistently above the 
Mayor’s own target 2, and this will have implications 
for the commercial function of the city.

3. Densification - The Inspector in his report on the 
examination of the FALP expressed concerns as 
to effects of simply seeking to increase density. 
Furthermore, much has been argued about the 
contribution of prime central London residential 
development in meeting London’s wider needs.

HOMES PER ANNUM
Current London Plan (FALP- March 2015) annual requirement 

42,000
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1 Housing Zone funding has been awarded to some locations to help 
‘unlock’ sites that already have planning permission.  Therefore some 
of these units will already be counted as commitments and identified 
capacity.  

2 London Plan Annual Monitoring Report 11, 2013-14 March 2015 (Key 
Performance Indicator 9 shows industrial land release at 68% above the 
annual benchmark in the London Plan, with the AMR noting that this is in 
fact down on previous years).

Looking more closely at this third option, the suburban centres 
of London, outside the central core, offer further opportunities 
for increasing the supply of new homes.  They are already the 
focus for public transport. The character of urban form is more 
mixed and varied than the surrounding residential suburbs 
and therefore there is greater capacity in design terms to 
accommodate revised forms of development. 

The nature of retail is also changing. A vibrant and varied retail 
centre is essential to the continued quality of our centres and 
communities but the extent of designation and protection needs 
to be reconsidered. This will afford further opportunities for 
redevelopment.

The opportunity afforded by our centres is already recognised 
in the FALP (see changes to Policy 2.15 Town Centres) and the 
designation of the Housing Zones (see Harrow and Hounslow) 
reflects this, but what is the capacity of the centres and how far 
can this be tested and realised?

HOMES PER ANNUM
Estimated annual need for new homes in London

49,000
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DENSITY ANALYSIS

In this piece of research Barton Willmore has sought to 
undertake a high level review of the opportunity afforded 
by our secondary centres. Utilising a GIS base, we have 
combined the existing public transport accessibility 
levels (PTAL ratings) (valid from 2014 using WebCAT) with 
density of households data (no of households per km2) 
on the Lower Super Output Area base (LSOA) to build an 
understanding of the hot spot areas of opportunity.

The plan opposite shows household density, with this 
understandably being greatest in inner London.
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PTAL ANALYSIS 

The plan opposite shows PTAL. As expected this is greatest 
in inner London. However what is interesting is that in 
comparing the two data sets in outer London, high PTAL 
ratings do not necessarily correlate to high household 
density.

Accordingly we have sought to identify the opportunities to 
increase density in relation to public transport accessibility.  
In short, centres with comparatively lower household 
density relative to PTAL arguably have the greatest capacity 
for physical change. 
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DENSITY VS PTAL

We narrowed the study area from Greater London to focus 
on secondary and tertiary centres and have excluded areas 
with an abnormal pattern of development as follows: 

 » High PTAL / density development associated with 
central London; and

 » Low PTAL / density of development in outer London 
such as Metropolitan Open Land, Green Belt and 
Heathrow Airport.  

In order to expose hotspots or opportunities for increased 
density we have applied a weighting of 25% for existing 
high PTAL rating and 75% for lower household density 
(in relation to the study area). This is shown on the plan 
opposite.

Obviously, each centre will be different, not only in terms 
of character but also land ownership, retail function and 
public transport accessibility. However, even at this high 
level, future potential ‘hotspots’ can emerge. The analysis 
shows low density / high PTAL hotspots as including 
Harrow, Hounslow and Romford.  

Taking this to the next stage, and whilst various iterations 
and weightings can be applied, we have sought to test the 
effect of public transport intervention, i.e. the opening of 
Cross Rail 1 and 2, Thameslink and HS2. In short, will new 
hotspots emerge? Will there be local level morphology 
changes to existing hotspots?
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HOTSPOT GIS MODEL DENSITY (75%) VS PTAL (25%)
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THE FUTURE SCENARIO

Whilst future PTAL levels could not easily be derived from WebCAT, we 
have weighted the new stations at 50%, density at 25% and existing PTAL 
at 25%.  The weighting to the proposed stations, although not as accurate 
as future PTAL, aims to test the ‘pull’ of new public transport initiatives.

This identifies potential new ‘hotspots’ including Wood Green to Seven 
Sisters (Crossrail 2), Sutton (Thameslink) and Bromley (Thameslink). By 
comparison Hounslow and Harrow do not appear as prominent.    

OVERVIEW

This exercise is of course not without its flaws, but serves as perhaps the 
starting point for looking at possible new hotspots in London.  There is a 
need to dig deeper.  Retail centres and edge of centre retail parks typically 
have fewer landowners and would therefore offer a greater opportunity 
for land assembly.  In reviewing opportunities for land assembly issues to 
consider include the retail function and viability of the centre. Is there an 
opportunity to consolidate and strengthen the retail function of the centre 
whilst releasing land for housing?

By way of example, the 2013 London Plan Town Centre Health Check 
Report March 2014 define second tier centres (Metropolitan Centres) as 
those comprising between 65,000 and 500,000 sq.m of comparison goods 
floorspace.  Our research has shown that Harrow and Hounslow (that 
benefit from existing high PTAL and comparatively low household density) 
fall at the low end of this spectrum, with comparison goods floorspace of 
both centres declining since an earlier survey in 2007.  The proportion of 
retail floorspace in comparison goods is also low – towards the lower end 
of what is typical for a Metropolitan Centre in London.  These indicators 
suggest that these centres would be at risk of falling into a lower tier 
unless they are improved. We would suggest that there is instead a wider 
opportunity to review the role and function of the centres in relation not 
just to its retail function, but meeting housing need.

If London is to get anywhere near to meeting the 49,000 new homes 
per annum target on a consistent basis, a range of initiatives need to be 
employed. There is an understandable concern as to the effect of increased 
densities upon character and function. However, at the same time, there 
is a need to review the role and vitality of our existing suburban centres, 
which were conceived as a focus of activity and density and should now be 
re-examined especially in light of the changing face of retail!
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HOTSPOT GIS MODEL PROPOSED SCENARIO RESULT – PTAL (25%) 
VS DENSITY (25%) VS PROPOSED NETWORK NODES (50%)
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