WALTHAI\/I\

HOUSING CO
EVIDENCE

e
X
- ru,

COMMISSION SESSION 1: WHAT HQMES o
SHOULD WALTHAN FQREST BUJJ.[D')L

25TH JANUARY 202'

[ ]

. 'prdWeb.’cd.ﬁk"




EXECUTIVE SUMMARY: WF HOUSING COMMISSIOSSESSION 1

1. The housing crisis in Waltham Forest: urgent challenges for both private renters and
mortgage holders 2 accelerated by the Cost of Living Crisis

The fastest house price growth in London
since 2011

A L o n d chau@irsg market has undergone rapid
change over the last ten years, most notably in
Waltham Forest. Whilst Waltham remains
cheaper than other areas, the borough has
experienced the fastest house price growth in
the capital (growing by 118% since 2011 vs
65% in London).

A This is increasingly being driven by demand
for houses. Analysis of sold prices from Land
Registry shows that sales price growth of
houses has become decoupled from flats
since 2017. Between 2012 and 2022, the
average house price in Waltham Forest grew
by 141% compared to 106% for flats.

House price growth has been enabled by
cheap borrowing, but this could Ileave
residents exposed to rising interest rates

A Despite rising prices, levels of home
ownership in Waltham Forest are around the
same as they were in 2011. Owning with a
mortgage or loan (including shared ownership)
is still the most common tenure in the borough.

A Waltham Forest has seen some of the biggest
growth in mortgage borrowing in London since
2013. Whilst the number of mortgage default-
related repossessions is low and has been

falling since the Financial Crisis, rising interest
rates could impact the resilience of
households who are heavily leveraged.

The growth of the private rental sector is the
biggest tenure change of the last decade

A The most significant tenure change is the
growth of the private rental sector which now
accounts for 28% of Waltham Forest
households.

A Data from 2019 shows that the average
resident can expect to spend 44% of their
basic pay on rent 2 up from 38% in 2011.

Housing is central to addressing issues of
poverty and inequality

A The evidence shows that housing is typically
residents® primary essential overhead.
Modelling shows that the cost of living crisis,
coupled with the increase in housing costs
locally could tip working households into
poverty in 2023.

The housing crisis is increasing pressure on
statutory local authority services

A Homelessness rates in LBWF have grown by
55% since 2019.

A 18% of households are overcrowded 2 higher
than the Outer London average.

D © ©

+118% increase in house
prices in the borough since
2011

30% of households in the
borough own their homes
with a mortgage or through
shared ownership

+3,500 more households in
the borough now rent
privately than in 2011

+42% increase in mean
rents between 2012 and
2019
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2. Ten years of delivery in Waltham Forest: development has delivered hundreds of new homes
for residents, but market housing is not addressing affordability challenges

Overall delivery has been strong, which has
underpinned Waltham F o r e s pofuation
growth

A Between 2011 and 2022, 9,164 homes have
been delivered across the borough.

A This equates to 93% of WalthamF o r e ®tal® s

average target over the period which is higher
than the London average.

A New development has been matched with
intensification of the existing housing stock.
Since 2011, 666 net homes have been gained
as a result of converting houses and other
larger properties into flats.

The most diverse tenure delivery in London

A 35% of total housing delivered since 2011 has
been non-market housing (e.g. low cost rent or
intermediate), compared to the London
average of 21%.

Hundreds of new social rent homes have been

for many years. Almost 40% of residents have
been on the housing waiting list for five years
or more 2 reflecting the important role of new
development addressing long-term housing
need.

However, most market housing is unaffordable
to the average Waltham Forest resident and
subsidised rent is an important tenure to
address unaffordability challenges

A Using affordability modelling, many of the new
developments available to rent would require
household incomes significantly above current
average gross resident earnings. London
Affordable Rent and Discounted Market Rent
tenures are best aligned with average local
incomes.

A Areas where there have been high quantities
of market housing delivered often do not
reflect the demographics of the borough as a
whole. Residents in high growth areas are

delivered, benefitting families onthe c o u n c i | ® sSignificantly more likely to work in (typically

housing waiting list

A Between 2012 and 2021, data from LBWF
showed that new builds have provided over
1,500 homes to housing waiting list tenants.

A Many of these residents moving into new
properties had been on the housing waiting list

well-paying) professional occupations.
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9,164 homes were
delivered in the borough
between 2011/12-2021/22

2,916 affordable homes
delivered in the borough
between 2011/12-2021/22

792 homes have been
delivered every year on
average since 2011

46% of residents moving
into new-build social rented
accommodation gained at
least one additional
bedroom compared with
their previous
accommodation
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3. In addition to affordability, there are wider demand and demographic factors that will shape

future need

A high quality and affordable private rental
sector to respond to need and demand

A Build to rent is becoming an increasingly
popular option for developers. The British
Property Federation states that the sector is
set to grow from 76,800 to over 380,000 by
2032. The location of build to rent homes will
be important. 73% of private renters live within
800m of a station, compared with 63% of all
Waltham Forest residents.

Demographic shifts show that Waltham Forest
has a need for larger family -sized houses but
new development is yet to meet this need

A The average household size in the borough
has increased by 1.5% since 2011.

A Across the borough, 6% more households
now have dependent children compared to
2011. However, the average number of
bedrooms delivered in new development
across Waltham Forest since 2011 is lower
than the average household size.

Parts of the borough contain ageing
populations, pointing to a growing need for
more specialist housing .

A Neighbourhoods in Waltham Forest with older
populations are more likely to have excess
space/bedrooms.

A Specialist housing for older residents can help
to encourage a more healthy churn of the
b or ou gplofedies, and provide better
options for residents with specific needs.

Understanding demand and needs of
residents moving to the borough from
elsewhere in London.

A The borough has seen significant net inflows
from more expensive boroughs such as
Hackney. Both quantitative and anecdotal
evidence suggests this has mainly driven
demand for Waltham F o r e sxistiRghousing
stock. However, by triangulating multiple
sources there is evidence that this has had
wider knock on effects - pricing larger families
out of the borough.

In addition to the delivery of new houses,
there are wider policy factors which shape the
supply and demand for housing

A The number of Airbnbs in Waltham Forest has
increased since 2015. There were 1,247
additional short-term rentals listed on Airbnb
between 2015 and 2019. The number of
overseas individuals owning property in the
borough has increased in recent years. Over
500 properties in the borough were owned by
an individual with an international
correspondence address.

2.7 people per household
on average in Waltham
Forest

1.8 average bedrooms
delivered in new
development between
2011/12 2 2021/22

700+ entire properties in
the borough are currently
listed on Airbnb

66% of households in high
growth areas contain
households of two people
or less compared to 55% in
the borough as a whole



INTRODUCTION

To understand the impact of ten years of housing delivery,
this research will take a holistic approach to evidence
collection; blending quantitative research with rich
gualitative resident insight.

Quantitative evidence has been collected and analysed at
the following levels:

A Borough -level data: comparing delivery performance
to other Outer London authorities*. Through this we will
review change across LBWF and identify areas for
additional granular research.

A Areas of highest change: triangulating the Planning
London Datahub and wider evidence to identify the
areas of highest change in the borough (see map top
right). For this study, - Hi @ th o w aréa® have been
defined as places which have seen a clustering of 135+
net homes delivered between 2012 and 2020. This gives
ten areas: Blackhorse Road, Sutherland Road, Highams
Park, North Higham Hill, Walthamstow Dog Track,
Walthamstow Central, Leyton/Temple Mills borders,
Wood Street, Lea Bridge, and St James Street. The
statistical definitions for the areas for highest change
can be found in the Appendix.

A Established communities : Additional local evidence
has also been collected in areas which have seen the
least change over the last ten years (see map bottom
right). To identify these, the Commission has used the

C D R C @esidential Mobility Index. This measures
estimated population churn and provides important
insight into the b o r o u lprig®en communities. The
estimates are derived from linking administrative and
consumer data such as electoral registers, consumer
registers, and Land Registry.

PRD and Dr Maayan Matz Ashkenazi will also undertake in-
depth engagement, participatory, and ethnographic
research in five of the b or o u gqdigRbmurhoods of
highest housing growth. These are: Blackhorse
Road/Sutherland Road; Wood Street; Walthamstow Central,
Lea Bridge; Highams Park. The approach to the qualitative
research will be discussed with the Steering Group and
Commission as part of the planning phase and is due to be
undertaken in February-March 2023.

This initial evidence report is designed to inform the
inaugural meeting of the Waltham Forest Housing
Commission on the 25th January. To do this, PRD has
reviewed data from the last ten years of development
across the borough to understand how this has impacted
Waltham F o r e sotn®unities 2 reflecting the broad role
that housing plays in supporting prosperous places and
communities. The evidence has been structured around
the topic of the first session: - w htemes should Waltham
Forestbui | d? ®

High change areas

[] Waltham Forest

O Key site of
housing
development

Established communities

[ Waltham Forest -

I Population churn
20% or less
2012-2020



INTRODUCTION

The intention of this report is to be accessible to members of the commission, and the London Borough of Waltham F o r e affice®&smembers, and
residents. Any technical terminology that has been used in this report has been explained below.

The London Borough of Waltham Forest

Housing tenure is a financial arrangement and ownership structure under which someone has the right to live in a house or apartment 2
the conditions under which a house is lived in. The following tenures are referenced in this report:

this covers multiple tenure types in London:

This is a government-subsidised rent for people on low incomes. Councils decide who qualifies, their level of need and priority on
the waiting list. There are two types of regulated registered providers of social housing in England 2 local authorities and Private Registered
Providers (mainly Housing Associations).

Rent which is usually 80% of local market rent, introduced by the government in 2011.

A type of affordable rent for people on low incomes funded by the London Mayor. Benchmarks for pricing are set
annually and increased based on inflation (CPI + 1%). In 2022/23, the benchmark for a 2 bedroom property is £178.23 per week.

Affordable housing which is targeted at people who have little chance of accessing low-cost rent housing, but who are not able to
afford to rent or buy a home on the open market. This includes options such as Shared Ownership.

Housing sold or let on the open market, or constructed with the aim of doing so. Market housing tenures included within this
report are:

an occupier who has taken out a loan to help purchase their home and is still in the process of repaying the debt.
an occupier who owns the property in full with no outstanding mortgage repayments or money owed

accommodation which is not lived in by the owner but is lived in by a tenant or group of tenants



INTRODUCTION

A A person is if it is likely they will become homeless within 56 days or they have been given a valid section 21
notice in respect of their only accommodation, and the notice expires within 56 days.

A A person is if they have either: no accommodation available to live in; are at risk of violence or domestic abuse; have
accommodation but it is not reasonable for them to continue to live in it or they cannot secure entry to it; have no right to occupy their
accommodation; live in a mobile home or houseboat but have no place to put it.

Where a local authority is satisfied that an applicant is threatened with homelessness and eligible, it
must take reasonable steps to help the applicant secure that accommodation does not cease to be available for their occupation.

a duty on housing authorities to work with people who are threatened with homelessness within 56 days to help prevent them
from becoming homeless. It applies when a local authority is satisfied that an applicant is threatened with homelessness and eligible for
assistance

requires an authority to 'take reasonable steps to help an applicant secure suitable accommodation for at least six months

The London Plan is the statutory spatial development strategy for the Greater London area in the United Kingdom that is
written by the Mayor of London. This contains housing targets set for all London Boroughs, including LBWF.

methods of statistical comparison. The mean (average) of a data set is found by adding all numbers in the
data set and then dividing by the number of values in the set. The median is the middle value when a data set is ordered from least to greatest.
The mode is the number that occurs most often in a data set.

The Office for National Statistics. The majority of the evidence contained in this report uses this publicly available data.

The Valuation Office Agency. The VOA has historically kept data on private rents.
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1: COMMISSION CONTEXT

Housing is an economic issue. The evidence points to urgent challenges for both private
renters and mortgage holders 2 accelerated by the Cost of Living Crisis

Waltham Forest has experienced the fastest house price growth in London. Recent price growth has been underpinned by house
sales, with increases in the price of flats growing at a significantly slower rate than houses. This reflects high demand for family-sized
houses in the borough and lack of new houses being built compared with flats.

Rising prices have been enabled by ten years of historically low interest rates. This has meant that despite increases in house
prices, b u y emosti®y repayments have remained low 2 enabling residents to borrow more. However, the Bank of En g | arecérn® s
interest rises mean that residents with high amounts of borrowing could face imminent financial challenges when their fixed-term deals
expire.

The growth of the private rental sector is the most significant tenure change over the last decade. Private rents in the borough have
increased above the outer London average. Residents now spend a higher proportion of their income on rent compared with a decade
ago. Despite this, official data is likely to underestimate the scale of the problem with wider evidence suggesting that rents grew by 10% in
2022, with bidding wars and multi-year tenancies becoming increasingly common.

Housing is integral to addressing poverty and inequality 2 making it an economic issue. The evidence shows that housing costs are
typically r e s i dpimaryso@rhead. Due to the cost of living crisis and inflation, rising housing costs coupled with the cost of other
essential goods means that even multi-earner, professional households could fall into poverty in 2023.

These challenges are already leading to increased pressure on statutory local authority services such as homelessness . The
most common reason for residents being at risk of homelessness is no longer being able to stay with family and friends, and private
rental tenancies ending. For households that are not homeless, many are living in increasingly overcrowded housing 2 especially in the

south of the borough. @




1: COMMISSION CONTEXT

The fastest house price growth
inLondona

Most residents in Waltham Forest own their home
either through a mortgage or outright (50.6%). The
most common housing tenure in Waltham Forest
is owning with a mortgage or loan (30.4% of all
households).

Waltham Forest has experienced the highest rate
of house price growth of all London boroughs,
with house prices increasing by 118% since 2011.
This is considerably higher than the London
(+65%) and Outer London (+74%) averages over
the same period.

Small area house price analysis has shown that
the most significant growth has been in the south
west of the borough, inside of the North
Circular/A406.

Mean house price change, 2011-2021*

*Note: PRD are awaiting confirmation from the ONS about using the HPPSA
dataset as a timeseries and this map is subject to change in the final report

Modal housing tenure, 2021

Waltham Forest
Barking and Dagenham
Enfield

Bexley

Redbridge

Haringey

Havering

Brent

Kingston upon Thames

[ Waltham Forest Hillingdon
Change in Mean house
price 2012 - 2022 Sutton
o 1
1
' Croydon
Harrow

Outer London

Barnet

Ealing

Greenwich

Merton

Bromley

Richmond upon Thames
Hounslow

London

Most common tenure
Owned: Owns outright
Owned: Owns with a mortgage or loan
Private rented
Social rented

118%
92%
89%
82%
81%
81%
80%
79%
78%
77%
76%
75%
74%
74%
73%
72%
72%
72%
71%
68%
67%
65%



Land registry sales 2 indexed change for flats and Change in stock of properties in Waltham Forest

1: COMMISSION CONTEXT

maisonettes and average of all house types in by proportion of overall housing stock, 2015-
. . . Waltham Forest, 2012=100 2021
aThis 1 s increas
260
by houses rather than flats 1%
B 240 House Detatched 1%
meaning a more nuanced o
approaCh to underStandlng 200 House: Semi-detached %%//%
affordability is required .
) ] House Terraced 420/%
52% of homes in the borough are houses (either 160 45%
terraced, semi-detached, or detached). Analysis of 140
. . ; 47%
sold prices from Land Registry shows that sales 120 Flat/Maisonette 44%

price growth of houses has become decoupled
from flats since 2017; with the value of houses 100 1%

N M S DO~ N~ WO O d N Bungalow 1%

growing at a much faster rate. Between 2012 and S8238g8g28288g¢2e¢e

2022, the average house in Waltham Forest grew 5' g 5 ugv 8 5 E‘ g 5 5 5 5 0% 10% 20% 30% 40% 50%

by 141% compared to 106% for flats. In October S5 5555555 5 5 o

2922, the average price .of a flat was £391,136, Flats and Maisonettes Houses (all

with the average house price £794,298. 2021 ®=2015

This reinforces the importance of development to ] o

address affordability, and supply and demand Absolute change in stock of properties in Waltham Forest, 2015-2021

challenges. The growth in house prices is likely to 5,680

be partly attributed to a lack of new build houses

across London over the last ten years. Between

2015 and 2021, there was a net increase of 5,680

flats or maisonettes in Waltham Forest, compared

to +500 new houses.

Due to the last decade of development, flats and

maisonettes are now the most common property

type (47% of all properties) 2 taking over from 330

terraced housing which was previously the modal 90 90

typology in 2015.

ypology -10
Flat/Maisonette House Terraced House: Semi- House Detatched Bungalow Q

detached



1: COMMISSION CONTEXT

Rising prices have been
sustained by cheap

borrowing which could leave
residents more exposed to a
downturn

Value of residential mortgage loans
outstanding, Q2 2013

30.4% of households in Waltham Forest own their
property with a mortgage loan or through shared
ownership. The maps below show outstanding
residential mortgage lending by postcode over
time. This shows that borrowing in Waltham
Forest is considerably higher than it was in 2013
post Financial Crisis. This reflects the role of
cheaper borrowing in fuelling house price growth
across London.

Q32016

[ Waltham Forest
[ ] Best fit OA for key
development areas

Value (£)

This is reinforced locally when analysing the value
of residential mortgage loans between 2013 and
2021. Parts of Waltham Forest have seen some of
the sharpest increases in mortgage debt in
London 2 mirroring the growth in house prices.

This means that as Fixed Term mortgages expire,
residents could be paying hundreds of pounds
extra every month due to higher interest rates.

Q4 2021

Contains OS data © Crown copyright 2022

Postal Boundaries © GeoLytix copyright and database right 2012 Contains Ordnance Survey data © Crown copyright and database right 2012 Contains Royal Mail data © Royal Mail copyright and database

2,000,000 - 100,000,000
100,000,001 - 200,000,000
200,000,001 - 300,000,000
300,000,001 - 400,000,000
8 400,000,001 - 500,000,000
[ 500,000,001 - 600,000,000
Il 500,000,001 - 700,000,000

right 2012 Contains National Statistics data © Crown copyright and database right 2012

Research from the Resolution Foundation showed that affected mortgagor households in London will
see the biggest increase in repayments nationally 2

, significantly above the England average (+£5,100) as a result of the former
Chanced mibmwi@g.et ®



1: COMMISSION CONTEXT

3,500 more households are
now renting privately with
the average resident
spending almost half of their
net salary on rent

Private rents are increasing across London. In
2021-22, mean private rents in Waltham Forest
were £1,381 per calendar month. This is lower
than the Outer London (£1,497) and London
(£1,629) averages. Whilst Waltham Forest is
cheaper than other areas, prices have increased
at a much faster rate than most outer London
boroughs.

Alternative evidence sources suggest that the
ONS/VOA data is too heavily lagged to reflect the
realities for private renters in Waltham Forest.
Data from the Financial Times has shown that a
historic undersupply of private rental properties
coupled with a post-pandemic return to cities
caused prices to sky-rocket in 2022. Anecdotal
evidence has also shown that properties are being
let for hundreds of pounds over the listing price,
with tenants signing longer muti-year contracts;
often at inflated prices. Historic data has shown
that the average resident in 2019 was spending
7% more of their basic pay on rent than they were
in 2011 2 which is likely to be even higher today.
More analysis on the parts of the borough with the
largest concentrations of private renters is
provided on pages 23 and 35.

Change in tenure, 2011 vs. 2021
35%
30%
25%
20%
15%
10%

5%

0%

Owned outright Owned with a
mortgage

Change in private rents, Q1 2012-Q1 2019
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1: COMMISSION CONTEXT

Inflation is bringing this
challenge to the fore. There
is evidence to suggest that
more private renters in
Waltham Forest could fall
into poverty in 2023

Housing affordability is typically defined by a ratio
of average sale prices to average gross earnings.
This provides limited insight into who this is
affordable to, and the human impact of housing
unaffordability.

To bridge this gap, PRD have modelled the impact
of different average housing tenures on resident
disposable incomes using average rent data from
LBWF and the ONS. The purpose of this is to
provide a better understanding of what gross pay
actually buys once all essential spend (such as
housing, taxes, food, transport and fuel, plus other
Minimum Income Standards expenditure) have
been considered. More information on this
modelling can be found here. This has been
undertaken for three example households in the
borough:

Example 1: A nurse and a teacher, both earning
approximately £35,000 and working in the borough

Example 2: A nurse and a teacher, both earning
approximately £35,000, with two children, one requiring
childcare full time and the other attending after school
club

Example 3: A mechanic earning £30,100 living alone in
the borough

£ leftover at the end of the month after all essential spend has been considered across different
tenures 2 example 1

Mean rents by tenure

Net monthly household

income remaining after
essential spend

£ leftover at the end of the month after all essential spend has been considered across different
tenures 2 example 2

£ leftover at the end of the month after all essential spend has been considered across different
tenures 2 example 3


https://prdweb.co.uk/cost-of-living-calculator/

1: COMMISSION CONTEXT

This affordability crisis is
already contributingto a
growing homelessness
chall

engean

The factors outlined on the previous pages are
culminating to put more pressure on Waltham
F o r e statu®ry services, such as homelessness
alleviation.

Local authorities have duties to prevent and
relieve homelessness for all homeless applicants
who are eligible based on their immigration status.

The proportion of residents in Waltham Forest
who have been assessed as homeless has
increased significantly since 2019. There has been
a 55% growth in the number of households who
were recorded homeless in 2022 compared with
2019 levels.

The primary reason for being owed a prevention
duty is people no longer being able to live with a
family member or friend.

Households assessed as homeless per (000s),
2019 v 2022

Merton __] 2.11
Kingston upon Thames __] 2.16
Richmond upon Thames 3.22
Bexley ____ BB.69
Bromley __] 4.61
Sutton _____]5.2
Harrow __] 5.1
Hillingdon ] 6.2
Barking and Dagenham __|  6.25
Redbridge 6.4
Outer London mean M 6.70

Barnet ___]  7.03
Havering ___| 7.76
London ]| 7.91
Ealing ______ ] 8.8
Enfield ]  8.99
Waltham Forest [ 9.34

Greenwich 10.63
Croydon 1b.91
Brent hl.?l
Hounslow |
2021 02019
In 2022 in Waltham Forest:
owed a
prevention
of households Pl

assessed
were owed a
duty by LBWF

family/friend
can no longer
host

Change in households assessed as homeless,

2019-2022

Ri chmond wup
Redbridge

Hounslow

Bexley

Croydon

Kingston upon Thames
Brent

Merton

Sutton

Ealing

Outer London mean
London

Enfield

Barnet

Barking and Dagenham
Waltham Forest
Harrow

72% Bromley
82% Greenwich
85%Havering
86%Hillingdon

-17%
-1%
5%
6%
8%
10%
12%
23%
24%
38%
49%
52%
55%
59%
owed a
prevention
duty due to
end of private
tenancy*

*Most common reason for end of private tenancy was the landlord wishing to sell or re-let the property

people in
temporary

accommodati
on (as of

November 22)



1: COMMISSION CONTEXT

With many also living in
overcrowded housing 2
especially in the south of the
boroug h

Overcrowding is an additional indirect impact of
housing  unaffordability. A  household s
overcrowded if it has fewer bedrooms than it
needs to avoid undesirable sharing, based on the
age, sex and relationship of household members.

18% of households within Waltham Forest are
overcrowded. This is significantly higher than the
Outer London average (13.5%). National statistics
showed that BME households were significantly
more likely to be overcrowded than white British
households. Nationally, the households with the
highest rates of overcrowding were in the
Bangladeshi (24%), Pakistani (18%), Black African
(16%), Arab (15%) and Mixed White and Black
African (14%) ethnic groups.

This picture is likely to be mirrored in Waltham
Forest with the b or o u groBts diverse
neighbourhoods in the south having the highest
proportion of overcrowded households in 2021.

Brent

Barking and Dagenham

Hounslow
Waltham Forest
Ealing

Enfield
Redbridge
Hillingdon
Harrow
Barnet

Outer London
Croydon
Greenwich
Merton

Sutton

Kingston upon Thames

Havering
Bexley

Richmond upon Thames

Bromley

Proportion of households overcrowded, 2021

22.6
20.5
18.0
17.5
17.3
16.4
15.7
14.5
14.4
14.3
13.5
13.4
13.1
11.4
9.8
8.6
7.9
7.2
7.0
6.3

[] waltham Forest

Proportion of
households overcrowded

10.1% - 20%
20.1% - 30%
30.1% - 40%
40.1% - 50%
Il Over 50%
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2: WHAT HAS BEEN BUILT AND WHO HAS BENEFITTED?

Waltham Forest has a strong and diverse delivery track record over the last ten years which
has delivered tangible impacts for residents. However , market housing is not addressing
fundamental affordability challenges

Waltham Forest has delivered thousands of new homes which has supported the borough to grow. The b o r o upgefio®@mance
against its housing target has been stronger than the London average, and areas of high development are now home to thousands of
new residents. The growth of the borough has also been supported by the intensification of the b o r o u existi®ghousing stock 2
where conversion of houses into flats has delivered hundreds of additional homes across Waltham Forest.

The borough has overseen the most diverse tenure delivery in London. Over a third of delivery in Waltham Forest has either been
low cost rent or intermediate housing. As a result, areas of high change have significantly more diverse tenure mixes than low churn
areas, providing greater choice to people across the income distribution than what would have otherwise existed.

Recent social housing delivery has supported hundreds into new homes 2 reducing the ¢ o u n chiodsi®gs waiting list. Many
beneficiaries of new build social rent properties had been on the housing waiting list for several years. In the majority of cases, new
build properties have provided more rooms thanr e s i degistihgg@a@®@ommodation 2 giving families more space.

Most of the market housing that has been delivered is unaffordable to the average Waltham Forest resident . Even a studio flat in
one of the b o r o ulygh @aewth areas is likely to require an income above what the average Waltham Forest resident earnt in 2022.
As a result, high change areas with high levels of market and intermediate housing are home to a higher proportion of residents in
professional service occupations. These are typically higher paid occupations, and these homes are most accessible to higher earners.

Subsidised rent is an important tenure to address affordability challenges . Average rents for London Affordable Rent and
Discounted Market Rent are more closely aligned with local incomes 2 making them an important tenure as part of the overall housing

mix. @




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

Strong delivery track record
t he |

over ast

Between 2011/12 and 2021/22, Waltham Forest
has delivered 9,164 homes 2 the seventh highest
delivery in Outer London. Over this period, the
borough has had a significant amount of success
in delivering new affordable homes.

2,916 (32%) of new homes delivered in the
borough have been affordable 2 the 5" highest
delivery in absolute terms of all Outer London
boroughs. As set out in Chapter 1, most new
delivery has either been flats or maisonettes.

Waltham Forest has also been more successful
than the London average in terms of meeting its
housing target. Since 2011, Waltham Forest has
met 93% of its housing targets compared with the
London average of 89%.

As L ondo hdRsng crisis has deepened,
housing delivery targets for Waltham Forest have
increased significantly with the annualised net
completion target increasing by 66%. The new
London Plan (2021) has a net housing
completions target of 12,640 homes between
2019/20 and 2028/29.

Housing delivery 2011/12 2 2021/22

Brent [ 21,000
Greenwich - 20,000
Groydon . 19,000
Barnet [} 16,000
Hounslow [} 12,000
Hillingdon [} 12,000
London average 11,094
Outer London average 9,652
Waltham Forest 9,164
Ealing || 8,433

Barking and Dagenham 8,259

Harrow 8,070
Havering 7,027
Bromley

Redbridge 5,995

Merton 5,880

Bexley 5,566

Sutton 5,524

Kingston upon Thames
Enfield

Richmond upon Thames

Total net units ™ Net affordable homes

Waltham Forest housing completions, 2011/12-
2021/22
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Completions
L—"Target
Average completions
Average target
Waltham Forest performance against target relative
to London
180%
160%
140%
120%
100%
80%
60%
40%
20%
0%
QAP A
AN SIS S A
N A P P i i i i M

Proportion of target met Waltham Forest
Proportion of target met London

Average Waltham Forest

Average London @



2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

Social rent housing completed between  LAR/AR housing completed
2011 and 2021 between 2011 and 2021

O Key development

O Key development area area
Number of social rent homes [ waltham Forest
delivered London affordable rent and
11' 120 affordable rent
0-20
21-30
31-40 21-40
@ 41-50 41-60
@ 51 -c0 ® s1-80
® s1-100
@ 101-200

Intermediate rent housing completed
between 2011 and 2021

O Key development
area
[ waltham Forest

Intermediate rent
1-20
21-40
41-60

® s1-a0

® s1-100
® w1120
@ -0

Market rent housing completed between
2011 and 2021

O Key development area

Market rent homes delivered
1-50
51-100
101 - 150
151 - 200
201 - 250

® 251 -300

@ :01-3%0

. 351 - 400 @



% population change by LSOA, 2011-2021*

2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

New development has
enabled significant

[ ] Best fit LSOA for key
development area

population gr owt hno Population change
Decline
Population change varies significantly across the 0 - 10%
- (s]

borough. in
key development
areas between 2011

and 2022

. _ _ 10.1% - 20%
Unsurprisingly, many of the key sites of housing
: 20.1% - 30%
development have experienced above average
population increases: 30.1% - 40%

A The area around Lea Bridge has grown by 986 B 40.1% - 50%

+59%) residents since 2011
(+59%) Waltham Forest

The area around Walthamstow Dog Track has growth =7.8%
grown by 1,122 (+33%) residents since 2011

The area around Highams Park has grown by 854
(+30%) residents since 2011

The area around North Higham Hill has grown by
928 (+26%) residents since 2011

in
low churn growth
neighbourhoods
between 2011 and
2022

The area around Sutherland Road has grown by
1,069 (+26%) residents since 2011

The area around Leyton/Temple Mills borders has
grown by 477 (+22%) residents since 2011

The area around Walthamstow Central has grown by
965 (+17%) residents since 2011

The area around St James Street has grown by 283
(+11%) residents since 2011

The area around Wood Street has grown by 150 Note: The LSOA for Blackhorse Road has changed since 2011, so the change cannot be calculated

o . .
(e iEsiizile Sinee 200 Contains OS data © Crown copyright 2022




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

As has the intensification of the

existing housing stock, which
has supported the growth of

In addition to new development, intensification of
the b o r o u exist®g (primarily Victorian) stock
has also underpinned population growth in
Waltham Forest. The conversion of houses into
multiple flats has delivered an additional 666
homes since 2011. The majority of conversions
have occurred in the b o r o u grba® <ore in

Intensification of the existing stock has supported
the growth of the private rental sector set out on
Page 14. Renting in existing or converted (rather
than new build) properties is likely to be cheaper
on average for both the landlord and tenant as
wider costs such as service charges and ground
rents are likely to be lower.

Leyton, Leytonstone, and Walthamstow.

the private rental sector

Homes gained through conversions between 2011
and 2021

Relative change in proportion of households renting
privately, 2011-2021

Relative change in proportion
of households private
renting 2011-2021

Il Decrease of 10.% to 20%
Decrease of up to 10%
No change
Increase of up to 10%
Increase of 10.1% to 20%
I Increase of over 20%

Net gain in units
through conversions

1

) &

© 00 N O 0o~ WN

(X XX




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

The most diverse tenure
delivery in London since
2011

Using data from the London Planning Datahub, it

is possible to understand how Waltham For e st @

tenure delivery compares with other Outer
London Boroughs.

This shows that between 2011 and 2022, Waltham
Forest had the lowest proportion of market
housing of anywhere in London (65% of total
delivery). As a result, low cost rent (18%) and
intermediate (18%) accounted for a much larger
proportion of total delivery than the London

average (10% each).

Proportion of affordable (low cost rent and
intermediate) housing delivered, 2011/12 2
2021/22 (%)

Waltham Forest 35.17
Barking and Dagenham 31.24
Islington 29.25
Haringey 28.11
Tower Hamlets 27.44
Brent 26.85
Lewisham 26.7
Hounslow 25.69
Newham 25.57
Greenwich 25.32
Havering 23.65
Lambeth 22.69
Hammersmith & Fulham 20.69
London 20.55
Sutton 20.59
Harrow 20.44
Croydon 20.33
Merton 18.86
Camden 18.93
Redbridge 16.94
Wandsworth 17.76
Bexley 17.48
Hillingdon 17.37
Richmond 17.06
Ealing 16.22
Kensington & Chelsea 16.34
Barnet 14.97
Hackney 14.82
Enfield 14.66
Westminster 14.34
Kingston 13.54
Southwark 12.85
Bromley 10.26

City of London 2.77

Proportion of housing delivered 2011/12 2
2021/22 by type, Waltham Forest

17.51%
1,452
homes

17.66% 9,164
1,464 homes

horie 64.83%
5,376 homes

Market Low cost rent Intermediate

Proportion of housing delivered 2011/12 2
2021/22 by type, London
10.25%

10.3%

79.32%

Intermediate

Market Low cost rent



2: WHAT HAS BEEN BUILT AND WHO Modal housing tenure in Waltham Forest by Proportion of households by tenure, 2021
Output Area, 2021

HAS BENEFITTED?

As a result, high growth
areas are home to a more
diverse tenure mix

Low churn area

Areas of low population churn have been used in
this evidence base to provide a reference case for
what might have happened across the borough
without the development of the last five years.

Key development area

Analysis of most common (modal) tenure shows
that high growth areas typically host a more
diverse tenure mix. This can provide a greater
variety of options from across the income
distribution.

0% 20% 40% 60% 80% 100%

Owns outright
Owns with a mortgage or loan

Shared ownership
For example, 16% of residents in high growth

areas live in Shared Ownership properties
compared to 1% in low churn areas. Whilst this
reflects that intermediate tenure delivery has
increased significantly in recent years, high
growth areas also have higher proportion of social
and private rental tenants.

Social rented

Private rented

[ | Best fit OA for key
development areas

Most common tenure
Owned: Owns outright

Owned: Owns with a
mortgage or loan

Private rented
Social rented




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?
Whilst there has been a net

gain of social rent properties,
the number of local authority
owned homes has declined

There are 105,820 dwellings in Waltham Forest.
Private sector dwellings are the most common
tenure type in the borough and this has
contributed to most of L B WF &sent housing
growth.

There are two types of regulated registered
providers of social housing in England 2 local
authorities and Private Registered Providers. As of
2021, 9% of dwellings in Waltham Forest were
Local Authority-owned, equating to 9,699 homes.
The number of local authority-owned dwellings
has fallen by 6% since 2011, with 700 lost since
2012 through the renewed Right to Buy.

Private Registered Provider (PRP) dwellings have
seen steady increases over this time period
(+15%). DLUCH statistics classify PRPs as
“providers of social housing in England that are
registered with the ONS and are not local
authorities®. This includes housing associations,
for profit providers, and charities.

Within the London Borough of Waltham Forest 8-
% of housing association homes are held by L&Q,
Peabody and Clarion.

Social rent completions between 2011 and 2021

QQQ
\q/q‘
QQ'@Q
N
@Q‘)QQ
@Q'@Q
>§§
O Key development area
Number of social rent homes S
delivered P’
1-10
11-20
21-30
31-40
® 41-50

@ 51-60

Number of dwellings by tenure, 2011-2021

Private sector
Private Registered Provider

Local Authority (inc. owned by other LAs)

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021



2: WHAT HAS BEEN BUILT AND WHO Contribution of new builds for overall social housing allocations 2012-2021

800
HAS BENEFITTED?
2 2 700
New delivery has provided
hundreds of new social rent 600
homes to Waltham Forest 500
residents, most of whom 400
s . 342
were on the waiting list for -
300
several years
200 143 146 6 146
New development has also played an important 100 107 103 86 80
role in managing the ¢ o u n dhousin® waiting list.
Between 2012 and 2021, data from LBWF showed 0
that new builds have provided over 1,500 homes 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
to housing waiting list tenants, comprising over a Relets ® New Build
fifth of total lets over the period.
Many of these residents moving into new . . . . .
properties had been on the housing waiting list for Length of time tenants of new build social rental properties had been on the housing
waiting list, 2012-2012
many years. Almost 40% of residents have been
on the housing waiting list for five years or more 2 15+ years 2%
reflecting the important role in new development 101015 .
addressing long-term need. to 15 years 10%
8 to 10 years 10%
6 to 7 years 18%
3to 5 years 23%
1to 2 years 28%
Less than 1 year 20%

0% 5% 10% 15% 20% 25% 30%




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

Tenants of new social

Ethnicity of tenants of newly built social rent property, 2012-2021

housing reflect
diverSity, and new builds Asian, Asian British or Asian Welsh 20% 15%
have delivered more larger Black, Black British, Black Welsh, L5 a5
fam”y -sized homes Caribbean or African 0 0
Mixed or Multiple ethnic groups 6% 5%
Tenants of new build social rental properties in the White 53% 27%
borough are highly diverse. Over a third (35%) of ) . .
residents in new-build social rent housing are Other ethnic group 6% 0%
Black, Black British, Black Welsh, Caribbean or None, not recorded, or prefer not to N/a 17%

African.

New build social housing is providing more space
for families in the borough. Of the new-build social
lets that have been tenanted since 2012, a higher
proportion (76%) are 2+ bedrooms compared to

say

Number of rooms in newly built social rent
property, 2012-2021

Change in number of rooms in newly built
social rent property vs tenants previous
accommodation, 2012-2021

47% within the existing social housing stock.

50%
Most people moving into the new build social 45% 41%

housing are moving from smaller accommodation. 40%

Almost half (48%) of tenants in new-build social 35%
rent properties gain bedrooms compared to their 9 =, O o
_p Y g _ p _ 30% 27% 3 0% 0%
previous accomr_nodatmn. New properu_es .are 25% 2108 2 1% 1%
therefore providing much-needed family-sized 20% 1 4% 6%
homes across the borough. 15% 0 23% 24%
10% 7% 1 30% 26%
50 3% 1% o 2 160% 120%
0% 3 2% 2%
0 1 2 3 4 5  Other 4 0% 0%

Proportion of rooms in new lets

Proportion of rooms in existing lets




2: WHAT HAS BEEN BUILT AND WHO Using the dISpF)S&-b|e mcqme modelling presented affordability criteria to rgnt the e>_(ample properties
o on Page 9, it is possible to understand the presented may require a higher household

HAS BENEFITTED® minimum combined household income required income.

However, much market to afford to live in example market rent housing

housing is unaffordable to within new: developments in the borough, and developments delivered since 2011 require an
the average Waltham Forest afford all other essential items.
resident

This shows that many of the major market rate

income which exceeds the median gross annual
Note: this is the minimum amount required to not salary in the borough in 2022.
fall into arrears at the end of the month, and the

Market housing completed between 2011 and 2021
[ltﬂm Blackhorse Road

7\ Equipment Works

[ Studio from £1,695/month

2 one person would require an income of £47,000
£1,925 for a one bed

was the 2 two people would require an income of £50,000

median gross

annual salary in Blackhorse Mills

the London 1-bedroom property from £1,650/month
Borough of - One person would require an income of £50,000
Waltham Forest 3-bedroom property available from £2,700/month
in 2022 - Two parents with two children not receiving childcare

would require an income of £74,000

O Key development area

Ralley Building

i G .

Ma”“j‘ resr(‘; homes delivered 9 \ Studio from £1,050/month

51 -100 Zj - One person would require an income of £35,000

101 - 150

151 - 200 o) .29 Essex Brewery

201 - 250 : ' 2 bed from £1,625/month

- 300 By - Two parents with a child under 2 in full time childcare
b p
350 M’\/\\ (€ 3) would require an income of £67,000

-400 \\L/\w Z M(\ @




2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

g A n ¢high growth areas are
more likely to be home to
residents in higher paying
professional occupations

Residents living in high growth areas are more
likely to be economically active, and work in
typically high-paying occupations.

Looking at changes in the proportion of residents
in  higher managerial, administrative and
professional occupations provides an indicator of
“gentrification®. Waltham Forest has seen the
second highest increase in the proportion of
residents in these occupations within London.

There is a greater than average proportion of
residents within higher managerial, administrative
and professional occupations within the high
change areas, compared to the Waltham Forest
average. For example, within Blackhorse Road,
31% of residents are within these occupations
compared to the Waltham Forest average of 14%.

The high change area at the Leyton/Temple Mills
border has 27% of residents in these occupations,
whilst surrounding communities have 10% or
under.

[ ] Best fit OA for key
development area

in
proportion of Proportion of reasidents aged
residents in higher 16+ in higher managerial,
managerial administrative and professional
administrative and occupations
professional 1% - 10%
occupations between 10.1% - 20%
2011- 2021, 20.1% - 30%

after Newham B 30.1% - 40%

Proportion of population in higher
managerial, administrative and

Blackhorse professional occupations

Road,
High change area 22%
Low churn area 13%
Waltham Forest 14%
Outer London 15%
London 18%

Leyton/ Temple ; 2
Mills border: = @
Contains OS data © Crown copyright 2022



2: WHAT HAS BEEN BUILT AND WHO
HAS BENEFITTED?

Whilst high -development
areas broadly reflect the
borough average, Census
data shows that major market
and intermediate
developments are
predominantly white

Whilst the previous page showed many of the
areas of high change have experienced declines
in the proportion of residents identifying as Black,
Black British, Black Welsh, Caribbean or African,
there is a greater proportion of residents of these
ethnicities living within the new development
areas than Waltham Forest as a whole. This may
reflect a historically high proportion of residents
identifying with these groups from within the
neighbourhoods where the new developments are
taking place.

This is not even across neighbourhoods Within
Blackhorse Road only 9% of residents identify as
Black, Black British, Black Welsh, Caribbean or
African. In contrast, 32% of residents in
Sutherland Road identify as Black, Black British,
Black Welsh, Caribbean or African.

Asian, Asian British or Asian Welsh

Black, Black British, Black Welsh,
Caribbean or African

Mixed or Multiple ethnic groups
White
Other ethnic group

of of
residents of residents of

Blackhorse Highams Park
Road growth growth area
area identify as identify as
White White

[ ] Best fit OA for key development area
Recently completed developments

Proportion of residents who identify as
Black, Black British, Black Welsh,
Caribbean or African

Il 1% - 10%
10.1% - 20%
20.1% - 30%
30.1% - 40%

Bl 40.1% - 50%

Blackhorse Road

Contains OS data © Crown copyright 2022

20%

15%

6%
53%
6%

of
residents of
the market
housing at Lea
Bridge/Beck
Square identify
as white

17%
18%

8%
51%
6%

of
residents at
Hops House in
St James
Street identify
as white

Sutherland
Road



2: WHAT HAS BEEN BUILT AND WHO Significant affordable rent/London Affordable Rent By using benchmark rent data from LBWF, PRD
HAS BENEFITTED? homes have been delivered across Waltham has modelled the affordability of this tenure. This

Forest since 2011. The largest delivery is in analysis shows that this tenure provides important
BOth LOﬂdOﬂ Affordable rent Stadium Place, Billet Road (North Higham Hill), intermediate options for households on slightly

and Affordable Rent he|p to Sutherland Road, and St James Street. below average incomes.
bridge the affordability gap
locally

Affordable rent/LAR completed between 2011 and 2021

H L

\ g(—\\/“
,\> London Affordable Rent is a non-binding target
/ introduced by Mayor Sadig Khan
A 1 bed - £168/week, £728/month 2 one person would require earnings of
/ £28,000
A 2 bed - £178/week, £771/month 2 two people would require earnings of
\ £33,000
) A 3 bed - £188/week, £814/month 2 two people with two children would require
®) // earnings of £33,000 (if they a r e parig for childcare)
o / A 4 bed - £198/week. £858/month 2 two people with three children would
8 - ‘/ require earnings of £49,000 (if they a r e pagng for childcare)
' ‘ Q‘ Introduced by the government in 2011, these rents are
O :reeyadeve'opmem ( ® | typically set at 80 per cent of the market value
[ Waltham Forest ) © (0} O L ] ]
T —— 2 A 1 bed - £220/week, £953/month 2 one person would require earnings of
affordable rent o \ £33,000
0-20 1 A 2 bed - £270/week, £1,170/month 2 two people would require earnings of
“ \ o £40,000
41-60 o \ A 3 bed - £330/week, £1,430/month 2 two people with two children would
61-80 r require earnings of £50,000 (if they a r e payng for childcare)
81 - 100 \ A 4 bed - £398/week, £1725/month 2 two people with three children would
a ;Q require earnings of £65,000 (if they a r e payng for childcare)
101 - 200 N,
@ - =8 “ @






3: FUTURE CONSIDERATIONS FOR WHAT LBWF SHOULD BUILD

In addition to affordability, there are wider demand and demographic factors that will shape
future need

A high quality and affordable private rental sector to respond to need and demand. In addition to the ¢ o u n irivateRlandlord
licencing scheme, improving the size, quality, and affordability of the PRS accommodation will be important. Build to rent is a growing
priority for developers, and evidence suggests that demand for private rental properties is likely to be highest in the best connected
parts of the borough.

Demographic shifts show that Waltham Forest has a need for larger family -sized houses but development has largely not
responded to this change. The average household size of the borough has increased, as has the proportion of households with
dependent children. Overall, the average size of property is smaller than the average household in the borough, meaning a shortage of
family-sized housing is likely to continue to be an issue.

Parts of the borough have ageing populations, pointing to a need for more specialist housing . Specialist housing for older residents
can help to encourage a more healthy churn of the b o r o upydpe®ties and better meet specific needs of older people.

Understanding demand and needs of residents moving to the borough from elsewhere in London. The borough has seen
significant net inflows from more expensive boroughs such as Hackney. Whilst both the quantitative and anecdotal evidence suggests
this has mainly driven demand for Waltham F o r e existi®gsterraced housing stock.

In addition to the delivery of new houses, there are wider policy factors which shape the supply and demand for housing in the
borough . The number of short-term lets has increased significantly since 2015, with no planning permission required if a home is listed
for less than 90 days. Similarly, the number of overseas individuals owning property in the borough has increased.




3: FUTURE CONSIDERATIONS Proportion of people

Connectivity and the private [_] Bestfit OAfor key
rental sector: Delivering

high -quality rental properties

in areas of high connectivity

development areas

The evidence presented in previous slides points
shows a growing (and increasingly expensive and
insecure) private rental sector. In 2020, LBWF
launched a new selective licensing scheme. It
applies to all privately rented properties let to
either an individual, a single family or two of private
unrelated sharers. In addition to licensing, renters live within
increasing the supply of more secure and 800m of a station,
affordable rental homes will be important to compared with

llevi h . | 63% of all Waltham
alleviate pressure on the private rental sector. Forest residents

Build to Rent (BTR) is becoming an increasingly
popular option for developers. Build-to-rent homes
are homes developed and built specifically for the
rental market, rather than to sell. There are
already a range of BTR developers present in
Waltham Forest. This includes Fizzy Living in
Blackhorse Road and L&Q PRS in St James St. households
The British Property Federation states that the living in OAs within

- 800m of a station
sector is set to grow from 76,800 to over 380,000 are private renters
by 2032.

The evidence shows that high connectivity will be
important to the viability and attractiveness of new
private rental accommodation. In 2021, 73% of the
b o r o u pria®@srenters lived within 800m of a
TfL or National Rail Station.




