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1. Executive Summary 

1.1 Headlines 

Introduction 

1. This report provides the Soho Neighbourhood Forum (SNF) with information about the amount and mix of 

housing they should plan for going forward. The information provided can be used to inform debate within 

the group, local understanding of the needs and the justification for any site allocation and site mix policies 

within the neighbourhood plan.  

2. The approach taken here recognises that the Neighbourhood Plan will need to to meet the statutory ‘basic 

conditions’, the fulfilment of which is tested through an independent examination. One of these, Basic 

Condition E, requires the Neighbourhood Plan to be in ‘general conformity with the strategic policies’ of the 

Local Plan.  

3. The Government’s Planning Practice Guidance indicates that the level of housing development is likely to 

count as a strategic policy.
1
 As such, this formal Housing Need Assessment (HNA) investigates specific local 

needs that are relevant to the neighbourhood whilst supporting the strategic development needs set out in 

the current Local Plan. This means a Neighbourhood Plan can propose more housing where there is 

demonstrable need, but not less than the Local Plan. 

4. In terms of the types of housing needed, there is generally more flexibility on what Neighbourhood Plan can 

cover. In order to understand the types of housing needed in Soho, we have gathered a wide range of local 

evidence and distilled this into policy recommendations designed to inform decisions on housing 

characteristics. 

5. Our brief was to advise on data at this more local level to help the Soho Neighbourhood Forum understand 

the tenure, type, and size of housing needed to inform Neighbourhood Plan policies including allocations. 

The report looks at:: 

 What quantity of housing in the Neighbourhood Plan Area is appropriate over the Plan period? 

 What proportion of homes in Soho  

a) are likely to be dwellings used on an occasional basis by owners? 

b) are likely regularly used for short-letting?   

 What Affordable Housing (social housing, affordable rented, shared ownership, intermediate rented)      

and market tenures should be included in the housing mix? 

 What type and size (number of habitable rooms) of housing is appropriate given Soho’s unique 

character and demographic? 

Headlines 

6. AECOM’s objective assessment of housing need in Soho is 284 dwellings over the Plan period of 2018 to 

2037.  

7. The research we have carried out indicates that housing to buy in Soho is unaffordable to most households. 

In addition, lack of affordability is more acute in the NA than elsewhere in the City of Westminster (CoW). 

This provides a prima facie case both for additional housing, but also for affordable housing to be delivered 

within the NA.   

8. An exodus of lower-paid economic groups was observed over the inter-censual period (2001-11) with 

roughly 400 people in some of the lower paid economic groups leaving the West End ward (the ward in 

which Soho sits and largely reflects its characteristics) during this period. The loss of households on 

relatively low incomes calls into question the ability of Soho to service itself in future years, given that many 

lower paid jobs, such as waiting staff and people providing care services, can require late working and short 

response times. This supports policy seeking to provide both Affordable Housing and Affordable Market 

Housing.  

9. Based on the evidence of affordability, Affordable Housing tenures should make use of the tenures 

introduced by the GLA -the London Affordable Rent and London Living Rent - given that the first will be 

affordable to those on median incomes, and the second those on mean incomes.  

                                                                                                                     
1
 PPG Paragraph: 006 Reference ID: 2a-006-20140306 
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10. The lack of concealment and over-crowding in an area of such high house-prices points to the Housing 

Market Area (HMA) performing efficiently, with households able to find accommodation elsewhere within 

London’s HMA.  

11. The evidence suggests an over-whelming demand (derived from the across the HMA) for smaller homes of 

1 and 2 bedrooms (or 1-4 habitable rooms) in order to achieve both affordability and to align with the 

perceived preferences of certain household types and age groups.  

12. While it is not advisable for planning policy to actively intervene in the market for housing unless there is 

substantial evidence of the market failing to provide housing to specific groups at a cost they can afford, 

flexible policy may be developed that allows for a mix of dwelling sizes given the appeal of one, two and 

three bedroom dwellings (2-5 habitable rooms) among people within the HMA looking to buy in Soho.   

13. Development over the inter-censual period has generated a large number of the smallest units, dwellings of 

1 and 2 habitable rooms (229) followed by larger flats with 3 or 4 habitable rooms (157); together these 

represent the great majority of dwellings built over the period.  

14. Co-living
2
 is an emerging type of dwelling in London, and the way the GLA and CoW planners will treat 

these schemes are unresolved at the time of writing. However, given the demographic trends and the price 

of housing in Soho, there is an opportunity for SNF to take a lead in this area with a policy that seeks to 

support dwellings of this type, subject to clear criteria to safeguard quality. 

  

                                                                                                                     
2
 Co-living denotes people who do not have family ties sharing either a self-contained dwelling (i.e, a 'house share') or new 

development akin to student housing in which people have a bedroom and bathroom to themselves, but share living and kitchen 
space with others. In co-living schemes each individual represents a separate 'household'. 
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2. Context 

2.1 Local context 

15. Soho is an historic neighbourhood within the City of Westminster in Central London. Long known as an 

entertainment centre, the area also hosts numerous residents, as well as businesses, both relating to 

entertainment and leisure, such as theatres, restaurants and bars, as well as places of work such as offices 

and studios for the creative industries.  

16. Soho is bordered by Oxford Street to the north, Charing Cross Road to the east, Shaftsbury avenue to the 

south east and Regents Street to the west and south west. The Soho Neighbourhood Forum covers the vast 

majority of this area, save some of the key buildings which line Regent Street itself, which are owned and 

managed by the Crown Estate. 

17. Much of Soho is characterised by a dense network of streets, typically running straight and roughly north- 

south or east-west in a tight grid. Whilst the character is fairly consistent, the actual era, and in some cases 

the scale and type, of buildings varies considerably, with some original 17
th

 and 18
th

 century terraced houses 

remaining, whilst in other areas modern office accommodation, 19
th
 century warehouses, and a wide range 

of other building types have replaced these. 

18. In recent years in particular, more and more properties that had previously been converted have re-entered 

residential use in Soho, both through the conversion of existing buildings and the provision of new housing. 

In this context, between 2001 and 2011, the population of Soho increased by 49%.  

19. Indeed, Soho has a strong community, exemplified by the Soho Society, a community association founded 

in the 1970s by local residents, who have campaigned for many years, including to have the area 

designated as a Conservation Area, and who are in the process of developing a neighbourhood plan for the 

area. 

20. Given its unique location and character, Soho, like much of Westminster, faces numerous challenges 

relating to its development, and these are particularly acute in terms of housing. The availability of land 

within such a densely built up area, with its many historic assets, is highly limited, and there will always be 

significant competition between different land uses, not least because Soho is a centre for leisure and work 

as well as a place to live. 

21. The planning system is well placed to meet some of these challenges. We have reviewed the planning 

policy context below and highlighted housing policies which are particularly relevant to this HNA.  

2.2 Planning policy context 

22. Westminster’s City Plan (WCP16), published in November 2016, is the key policy document for determining 

planning applications in Westminster, and forms one element of the current Adopted Local Plan. On 9 

November 2016 the Council formally adopted the latest version of Westminster’s City Plan, including 

numerous revisions and inspectors modifications. Below we have reviewed this document, as well as the 

current Adopted London Plan (2016) and the emerging Draft London Plan (2017).  

23. As a starting point, it is helpful to understand that, in housing terms, Westminster City Council has 

committed to developing “as a minimum, an average of 1,068 new homes”
3
 in Westminster annually to 

2036, with at least 30% expected to be affordable.
4
 We have summarised below some of the key policies 

setting out how this can be achieved. Due to the structure of the document, we have also summarised  

some of the key supporting/reasoned justification text where necessary.  

  

                                                                                                                     
3
 WCP16, pp. 24 

4
 Ibid,pp. 25 
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Table 2-1: Summary of Westminster City Plan policies relevant to the Soho NP 

Policy Type Page Summary 

Part IV: City-
wide spatial 
policies - 
housing 
provision 

Plan 
supporting 
text 

85 There is a significant housing delivery challenge as a result of 
Westminster's role as a global city. Enforcement of existing 
regulations is required to maximise the amount of housing available 
to residents. 

Policy S14 
Optimising 
housing delivery 

Policy text 87 The focus of the plan is on exceeding targets, with residential use a 
priority, and existing uses protected, including the overall number of 
units available (with exceptions for the creation of family homes or 
homes that meet needs). Whilst proposals for subdivison of homes 
will be considered on their merits, sites will be optimised in terms of 
overall delivery. 

Policy S14 
Optimising 
housing delivery 

Reasoned 
justification 

 87-89 A focus of the policy is on retaining the overall number of units 
where floorspace is retained or increased, although in the affordable 
sector, provision may be adjusted to suit the need for family sized 
homes. Similarly, the consolidation of 'formerly converted houses' 
i.e. those with gardens, from flats, will be supported. The policy goes 
on to discuss the lack of homes with gardens (making up 10% of the 
total), and the negative effects of subdivision. 

Meeting housing 
needs 

Plan 
supporting 
text 

89 Needs are assessed on a regional and sub-regional basis, to 
provide evidence that informs policy. Westminster's population is 
much more middling in age (over 20 and under 60) than other parts 
of the country, and is dominated by one person households. Some 
households are also overcrowded and some have support needs. 
Two and three bedroom homes are the priority in both market and 
affordable sectors. 

Policy S15 
Meeting housing 
needs 

Policy text 90 Development should meet needs and create mixed communities. 
Communal residential facilities will be protected and new provision 
to meet specific needs will be supported. Where a local service 
provider has published a strategy, communal residential facilities 
may be replaced as long as facilities are reprovided which meet 
local needs. This includes residential care or nursing homes, 
hostels, HMOs or dwellings.  

Policy S16 
Affordable 
housing 

Policy text 91-92 Affordable housing and floorspace that is used or was last used as 
affordable housing will be protected. The Council will aim to exceed 
30% of new homes as affordable homes, and will work with its 
partners to facilitate and optimise the delivery of new affordable 
homes.  Proposals for housing developments of either 10 or more 
additional units or over 1,000 sqm additional residential floorspace 
will be expected to provide a proportion of the floorspace as 
affordable housing.  The affordable housing will be provided onsite. 
Where the Council considers that this is not practical or viable, the 
affordable housing should be provided off‐site in the vicinity. Off‐site 

provision beyond the vicinity of the development will only be 
acceptable where the Council considers that the affordable housing 
provision is greater and of a higher quality than would be possible 
on‐ or offsite in the vicinity, and where it would not add to an existing 

localised concentration of social housing, as set out in City 
Management policy.  

Policy S17 
Gypsies and 
Travellers 

Policy text   Permission for Gypsy and Traveller sites may be granted subject to t
he impact on residential amenity, townscape, traffic and parking.  

Policy S17 
Gypsies and 
Travellers 

Reasoned 
justification 

  No sites have been allocated for Gypsy and Traveller pitches, 
reflecting the densely built‐up nature of the city and scarcity of 

vacant land. Temporary sites may become available as part of the 
redevelopment process. The policy provides the criteria for 
assessing any proposals for pitches. The protection of residential 
amenity and townscape is vitally important in Westminster due to its 
dense historic urban fabric with its extensive heritage designations. 
Criteria are required to ensure that these are not compromised. 
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Table 2-2: Summary of Adopted London Plan policies relevant to the Soho NP 

Policy Type Page Summary 

Table 3.1 Annual 
average housing 
supply 
monitoring target 

Supporting 
text 

96 The table shows that between 2015 and 2025, Westminster has 
been set a target of 10,677 new homes or 1,068 dwellings per 
annum (dpa). 

Policy 3.5 
Quality and 
design of 
housing 
developments 

Policy 102 The policy emphasises the need for quality of design at a strategic 
level, and the need to provide housing that reflects minimum space 
standards set out as part of the supporting text, although 
demonstrably exemplary designs may be exempt from these 
requirements. Guidance will also be provided for implementing this 
policy across all tenures.  

Policy 3.8 
Housing choice 

Policy 108 The policy is clear that Boroughs should ensure new developments 
offer a range of housing choices, in terms of the mix of housing 
sizes and types, taking account of the housing requirements of 
different groups and the changing roles of different sectors in 
meeting these; 
-the planning system should provide positive and practical support 
to sustain the contribution of the Private Rented Sector (PRS) in 
addressing housing needs and increasing housing delivery; 
-ten per cent of new housing should be designed to be wheelchair 
accessible, or easily adaptable for residents who are wheelchair 
users; 
-account should be taken of the changing age structure of London’s 
population and, in particular, the varied needs of older Londoners, 
including for supported and affordable provision; and 
-other supported housing needs should be identified authoritatively 
and coordinated action taken to address them in LDF [Local Plans] 
and other relevant plans and strategies. 

Policy 3.9 Mixed 
and balanced 
communities 

Policy 116 The policy requires a more balanced mix of tenures in all parts of 
London, particularly in some neighbourhoods where social renting 
predominates and there are concentrations of deprivation;  
 
In supporting text to the same policy, it states that London’s legacy 
of mono-tenure estates has in some cases contributed to 
concentrations of deprivation and worklessness. Coupled with some 
housing trends and management practices, these have been 
exacerbated by the tendency for new social housing to be built in 
the areas where it is already concentrated. Conversely, market 
homes have tended to be developed in areas with very little social 
housing. 

Policy 3.10 
Definition of 
affordable 
housing 

Policy 117 The policy defines affordable housing as social rented, affordable 
rented and intermediate housing, with eligibility determined by local 
incomes and house prices, and with provisions in place to maintain 
its affordability or for subsidy to be otherwise recycled. 

Policy 3.10 
Definition of 
affordable 
housing 

Supporting 
Text 

117 The supporting text to Policy 3.10: Definition of Affordable Housing 
notes that intermediate housing should meet the criteria outlined in 
Policy 3.10, and comprise homes available for sale or rent at a cost 
above social rent, but below market levels. These can include 
shared equity (shared ownership and equity loans), other low cost 
homes for sale and intermediate rent, but not affordable rent. 
Households whose annual income is in the range £18,100–£66,000 
should be eligible for new intermediate homes. For homes with more 
than two bedrooms, which are particularly suitable for families, the 
upper end of this eligibility range will be extended to £80,000. These 
figures will be updated annually in the London Plan Annual 
Monitoring Report. 

Policy 3.11 
Affordable 
housing targets 

Policy 119 Policy 3.11 Affordable Housing Targets states that in order to give 
impetus to a strong and diverse intermediate housing sector, 60% of 
the affordable housing provision should be for social and affordable 
rent and 40% for intermediate rent or sale. Priority should be 
accorded to provision of affordable family housing. 



  
       12 

 
      
 

    AECOM 
 

 

Policy 3.14 
Existing housing 

Policy 126 In addition to encouraging the maintenance and enhancement of 
existing homes, the policy states that the loss of housing floorspace 
will be resisted, the loss of hostels and other shared accommodation 
to meet identified needs will be protected, as will the loss of short-
term provision (lettings less than 90 days). Boroughs should also 
promote the efficient use of stock by reducing vacant dwellings, and 
in particular by setting and monitoring targets for bringing properties 
back into use, and prioritising these efforts on long term empty 
homes, derelict empty homes, and listed buildings.  

Table A4.1 
Disaggregated 
housing targets 
for monitoring 
purposes 

Supporting 
text 

401 The table shows that between 2015/16 and 2024/25, Westminster 
has been set an indicative annualised target for vacant homes 
returning back into use of 105 dpa. 

Table A5.1 
Indicative 
annualised 
strategic 
benchmark to 
inform local 
targets and 
performance 
indicators for 
specialist 
housing for older 
people  

Supporting 
text 

404 The table shows that between 2015 and 2025, Westminster has 
been set an indicative annualised strategic benchmark to inform 
local targets and performance indicators for specialist housing for 
older people of 110 specialist dwellings per annum (70 private sale 
units, 20 intermediate sale units, 20 affordable rent units).  

 

Table 2-3: Summary of Draft London Plan policies relevant to the Soho NP 

Policy Type Page Summary Differences from current 
policy 

Table 4.1 - 10 
year targets 
for net 
housing 
completions 
(2019/20-
2028/29) 

Supporting 
text 

146 The table shows that between 2019/20 
and 2028/29, Westminster has been set 
a target of 10,100 new dwellings or 
1,010 dpa.  

These figures lower the 
housing target for 
Westminster. However, it 
should be noted that the new 
Standard Methodology would 
increase the need figure for 
Westminster to 1,495. This 
increase would be in fact 
capped at 40% by the 
Government’s Methodology, 
leading to a target of 1,414 
dpa.  

Policy H5 
Delivering 
affordable 
housing 

Policy 161 The policy states that the target for 
affordable housing will be 50% of all 
homes, and sets out a series of specific 
measures to achieve this. It also states 
that affordable housing should be 
provided on site so as to deliver mixed 
communities, with offsite provision or 
cash in lieu only in exceptional 
circumstances.  

Whilst this policy would 
represent a near doubling of 
previous affordable housing 
targets across London (from 
17k per annum to 32.5k), in 
some ways the new policy 
represents a slight watering 
down of the previous one, 
which had more detail on the 
circumstances where offsite 
or in lieu payments would be 
acceptable.  

Policy H7 
Affordable 
housing 
tenure 

Policy 169 The policy states that affordable 
housing should be split minimum 30% 
low cost rented homes (Social Rent or 
London Affordable Rent), minimum 
30% intermediate products (including 
London Living Rent and London Shared 
ownership) and 40% to be determined 
by the relevant borough based on 
identified needs which are consistent 
with the plan's definitions. 

This represents a change in 
policy, as the previous plan 
recommended a 60/40 split 
of social and affordable rent 
and intermediate rent and 
sale housing, with an 
emphasis on the need for 
family housing and 
maximising delivery, both 
aspects of which are no 
longer present.  



  
       13 

 
      
 

    AECOM 
 

 

Policy H11 
Ensuring the 
best use of 
stock 

Policy 177 The policy suggests that boroughs 
should promote the efficient use of 
stock using all available methods, and 
the Mayor will support boroughs with 
identified issues where properties are 
left empty to put in place mechanisms 
to ensure the stock is occupied. 
Boroughs are also notified that they 
should take account of how applications 
for holiday rentals of more than 90 days 
a year impact on the housing stock.  

This policy contains 
significant refinements to the 
previous plan's policy, and 
adds political support for new 
mechanisms to ensure stock 
is occupied, and makes clear 
that boroughs should 
consider the impact of short 
term lets on their stock.  

Policy H12 
Housing size 
mix 

Policy 178 The policy states a range of sources 
that should be used to determine the 
mix of units for schemes, including a 
range of SHMAs, the general need for 
mixed and inclusive neighbourhoods, 
the need for a range of unit types at 
different price points, range and mix of 
uses and tenures, the site and whether 
it is central or urban, the need to 
optimise housing delivery, the ability of 
new development to reduce pressure 
on conversion and subdivision of 
existing stock, the role of one and two 
bed units in freeing up family housing. 
Schemes of one person/ one bedroom 
units only should be resisted, but 
boroughs should not be prescriptive in 
terms of the number of bedrooms in 
market and intermediate tenure homes. 
Low cost rent homes should be built 
according to borough guidance 
alongside other issues such as the 
need for affordable family 
accommodation, issues of 
overcrowding, welfare reform, and the 
availability of grant.   
 

This policy represents a new 
approach for the London 
Plan, bringing the SHMA 
evidence to the forefront of 
the recommendations 
(although suggesting that 
policies should not be overly 
prescriptive in the market 
and intermediate sectors in 
terms of bedroom numbers).  

Policy H14 
Supported and 
specialised 
accommodatio
n 

Policy 185 The policy suggests that supported 
accommodation should be retained 
where possible, but may be adapted 
where necessary to suit the needs of 
specific groups, which the policy gives 
8 definitions for.  

Supported housing did not 
feature significantly in the 
previous London Plan at all.  

Policy H15 
Specialist 
older persons 
housing 

Policy   The policy encourages boroughs to 
plan for specialist housing according to 
the benchmarks it sets out, as well as 
other site specific and contextual 
factors such as accessibility and 
relevant infrastructure. Specialist older 
persons housing (which is clarified as 
Use Class C3, including sheltered and 
extra care accommodation, whereas 
end of life and dementia care should be 
Use Class C2) should deliver affordable 
housing, accessible housing, inclusive 
design, safe storage and charging 
facilities for scooters, and suitable pick 
up and drop off facilities.  

Specialist housing did not 
have its own policy in the 
previous London Plan, 
although indicative strategic 
'benchmarks' were set out in 
an appendix table, which 
also made clear that such 
housing could contribute to 
meeting housing targets for 
monitoring purposes 
regardless of use class, and 
that London Boroughs may 
wish to provide additional 
rental units to replace stock 
currently unfit for use by 
older persons. This policy 
also provides much need 
clarity in the context of 
national policies, which are 
less clear on the use classes 
issue, or indeed whether 
specialist housing should be 
treated as housing in terms 
of planning obligations.  
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3. Approach 

3.1 Research questions 

24. HNA at Neighbourhood Plan level can be focused either on quantity of housing needed, type of housing 

need, or both. In most cases, there is a need to focus on quantity where the housing target for the area 

being assessed is unclear, for example where the local authority has not set a specific target for the area, or 

where there is no local plan in place.  

25. Research questions, abbreviated to ‘RQ’ were arrived at the start of the project through discussion with SNF. 

They serve to direct our research and provide the structure for the HNA.  The key research questions can be 

summarised as follows: 

3.1.1 Quantity 

26. While Westminster City Council's (COW) adopted Local Plan, Westminster City Plan, sets out a minimum 

housing target for the Borough of an average of 1,068 new homes (equating to 21,360 units between 

2016/17 and 2036/37) to be delivered annually across the Borough,
5
 it does not provide a housing needs 

figure (HNF) for Soho. Moreover, COW is in the process of putting together a new Local Plan that is likely to 

lead to an increase in the overall housing target. SNF therefore wish to confirm a suitable HNF for the area 

based on robust data sources.     

RQ1: What quantity of housing in the Neighbourhood Area is appropriate over the Plan period? 

 

27. In the view of SNF, while new development may be brought forward, this will do nothing to address need 

where this housing is left empty or because it is used for short-term letting as owners capitalise on the 

attractiveness of the area as a tourist destination. The HNA with therefore gather data that may be used to 

support policy that seeks to manage these trends.  

RQ2: What proportion of homes in Soho  

a. are likely to be dwellings used on an occasional basis by owners? 

b. are likely regularly used for short-letting?   

3.1.2 Tenure 

28. Soho has a specific set of requirements as regards Affordable Housing (AH). For example, for workers who 

need to be resident in the area as a result of its 24 hour culture. In addition, SNF are anxious that 

displacement of existing residents is avoided so that the community feel and demographic balance of the 

area is maintained. For these reasons, they wish the HNA to consider how AH that emerges as a result of 

development in the area should be split into  the different tenures.  

RQ3: What Affordable Housing (social housing, affordable rented, shared ownership, 

intermediate rented) and market tenures should be included in the housing mix? 

3.1.3 Type and size 

29. While family dwellings have a role to play in Soho, SNF wish to manage the conversion of two or more 

dwellings into one home. In addition, emerging types of dwelling suited to the needs of young people, such 

as ‘collective’ living, may have a role to play in ensuring people are able to continue to afford to live in the 

area.  

RQ4: What type and size (number of habitable rooms) of housing is appropriate given Soho’s 

unique character and demographic? 

 

30. The remainder of this report is structured around the research questions set out above, save for the 

following section which outlines the data relevant to the study. 

                                                                                                                     
5
 Westminster City Plan, page 86 
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3.2 Relevant data 

3.2.1 The local authority evidence base 

31. The PPG states that those bringing forward a Neighbourhood Plan can refer to existing needs assessments 

prepared by the local planning authority as a starting point. As the NA is located within City of Westminster 

(CoW) which is, in turn, located within the London Housing Market Area, we approached CoW to understand 

the evidence base they have assembled to support the housing policies that appear in their adopted Local 

Plan. 

32. This identified the following documents: The Westminster Housing Market Study, commissioned in 

November 2013 (WHMS13), the Westminster Housing Market Analysis, published in December 2014 

(WHMA14) and the Prime Residential Market in Westminster, published in February 2014 (PRMW14). 

33. In addition to reviewing these documents, as part of this study the 2017 London Strategic Housing Market 

Assessment (LSHMA) has also been reviewed, given that Soho and Westminster form part of the Housing 

Market Area (HMA) associated with the capital.  These documents address the relevant HMA and inform 

housing policies at a local authority level, including affordable housing policy.  

34. While these are credible sources, and their statistical robustness can be assumed, their usefulness also 

depends on whether the HMA operates as a proxy for the NA. This requires an assessment of the extent to 

which the demographic characteristics and economic trends that it identifies are common to the NA. Shared 

characteristics emerge as a result of internal linkages fundamental to the notion of an HMA.  

35. PPG defines an HMA as a geographical area “defined by household demand and preferences for all types 

of housing, reflecting the key functional linkages between places where people live and work.”
6
  

36. It goes on to remark that “establishing the assessment area may identify smaller sub-markets with specific 

features, and it may be appropriate to investigate these specifically in order to create a detailed picture of 

local need. It is important also to recognise that there are ‘market segments,’ i.e. not all housing types or 

economic development have the same appeal to different occupants.”
7
  

37. The LSHMA comments as regards the jurisdiction of its findings as follows,  

“…this SHMA looks at housing requirements at the regional London level only, and does not provide any 
estimates of requirements at the local level. London boroughs have in the past carried out their own 
assessments of housing need either locally or in sub-regional partnerships. However, because London 
can be considered as single housing market area and the London Plan sets capacity-based housing 
targets at the local level, the draft new London Plan states that boroughs are not required to carry out 
their own needs assessments. This is consistent with the view of the inspector who examined the FALP, 
whose report stated that it was the role of the London Plan to determine the housing need for London as 

a whole and to guide the distribution of housing to meet that need.”
8
 

38. Soho is located in a central position within London and it would be pointless to dispute that the 

neighbourhood forms part of the London HMA; the LSHMA therefore provides a good starting point from 

which to consider the housing needs of Soho. However, as noted in PPG, it is important for plan makers to 

identify particular characteristics relevant to local areas that justify policy development that builds on and 

adds local nuance to both policies set out at the regional (in this case the London Plan) and local levels (in 

this case CoW adopted Local Plan).  

39. In order to achieve this, the HNA draws upon the range of data including population and demographic 

projections, housing market transactions and employment scenarios set out in CoW’s evidence base as well 

as the LSHMA and seeks to make comparisons with neighbourhood-level data (gathered as part of the 

preparation of this study), given that such an exercise reveals contrasts as well as similarities. 

3.2.2 Other relevant data 

40. In addition to the LPA evidence base, we have gathered data from a range of other sources to ensure our 

study is robust for the purposes of developing policy at the neighbourhood plan level. These include Census 

data providing insights into demographic shifts, the affordable housing waiting list managed by CoW, CACI 

data that provides data on household income and Land Registry house price data. In addition, a survey of 

local estate agents was undertaken to understand trends within the area.   

                                                                                                                     
6
 PPG Paragraph: 010 Reference ID: 2a-010-20140306 Revision date: 06 03 2014 

7
 PPG Paragraph: 008 Reference ID: 2a-008-20140306 Revision date: 06 03 2014 

8
 LSHMA, page 11 
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4. RQ 1 Quantity  

RQ1: What quantity of housing in the Plan Area is appropriate over the Plan period?  

41. We have estimated the quantity of housing needed in the NA according to six different sources, including;  

a. Westminster City Plan (2016) or WCP16 based on the OAN from the Westminster Housing Market 

Analysis or WHMA14 

b. The draft for the emerging London Plan or eLP (2017) 

c. MHCLG household projections  

d. GLA households projections 

e. Dwelling growth between 2001 and 2018  

42. The calculations are set out below.  

4.1 WCP16 

43. The WCP16 puts forward a housing requirement of 21,360 for the Borough over the Plan period between 

2017 and 2037. The proportional share may be calculated for the NA based on the proportion of homes in 

the LA. At the time of the last Census there were 1,665 dwellings in the NA, or 1.41% of all homes in the 

Borough. Therefore, a housing target for Soho that is in conformity with the WCP16 is 301 homes 

(1.41% of 21,360), allocated as the ‘fair share’ of the Borough’s target or 15 (rounded) homes per 

year between 2017 and 2037. 

4.2 Draft London Plan 

44. The draft for the eLP puts forward a housing requirement of 10,100 for the Borough over a period of 10 

years between 2019 and 2029. Using the same ‘fair share’ methodology as above, a housing target for 

Soho that is in conformity with the eLP is 14 (rounded) homes per year between 2019 and 2029. This 

annual target is then multiplied by the number of years in the Neighbourhood Plan period (20), which 

gives a total target of 284 dwellings between 2017 and 2037. 

4.3 MHCLG household projections 

45. MHCLG publishes household projections every two years. The NPPG recommends that these household 

projections should form the starting point for the assessment of housing need.  

46. The most recent (2014-based) household projections were published in July 2016,
9
 and extend to 2039. 

Although population projections are only available at a local authority level, a calculation of the share for the 

NA is nevertheless possible for the household projections based on the NA’s household numbers in the 

2011 Census.  

47. According to the 2011 Census, Westminster had 105,772 households and the NA had 1,453 households, or 

1.37% of the total (rounded). 

48. In the 2014-based household projections, the projection for 2037 is for 152,232 households in Westminster. 

Assuming it continues to form 1.37% of the Borough total, the NA’s new total number of households would 

be 2,091 (rounded). 

49. The number of households does not, however, equate precisely to number of homes needed, with the latter 

slightly higher in most places. The NA is no exception; in the 2011 Census, there were 1,453 households but 

1,665 homes. This gives a ratio of 1.66 households per home. In the case of NA, then, a projection of 638 

new households translates into a need for 731 homes (rounded to the nearest whole number). 

50. These figures are based on the assumption that the 2014-based projections as to household growth at the 

LPA level are accurate. As the annual mid-year population estimates have now been released for 2016, the 

2016-based household projections may need to be ‘rebased’ for accuracy. The mid-2016 population 

estimates give the actual number of people in the NA at that point, meaning the difference between the 

estimated and the previously projected number of households can to be taken into account in future 

projections.  

                                                                                                                     
9
 See 2014-based MHCLG Household Projections live tables at https://www.gov.uk/government/statistical-data-sets/live-tables-

on-household-projections 
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51. The 2014-based household projections were based on the 2014-based Sub-National Population 

Projections, which estimated that by 2016 there would be 246,149 people in Westminster. The mid-2016 

estimates show that based on the latest information there were estimated to be 241,974 people, which is 

lower than the projections by 4,175 people. Assuming average household sizes remain constant (in 2011 

there were an average of 2.07 people per household, (obtained by dividing population by number of 

households) this equates to 2,013 fewer households across Westminster.   

52. Taking 2,064 (152,232 – 2,013) as our revised household number for Westminster in 2037, this equates to 

611 households in the NA (rounded). 

53. Taking into account the disparity between household numbers and dwelling numbers, a projection of 611 

new households between 2011 and 2037 translates into a need for 700 homes.  

54. In arriving at a final total for Soho, it is important to take into consideration that 402 dwellings were built 

between 2011 and 2017 in the NA. Allowing for these completed dwellings, we arrive at a re-based 

household projections-derived housing target of 298, or 15 dwellings per annum (rounded) over the 

Plan period.  

55. This projection is an entirely unconstrained, theoretical figure comprising a relative proportion of the overall 

projected increase, and thus does not take into account political, economic, demographic or any other 

factors that might have influenced, or may influence in the future, the Local Plan distribution of housing 

across the Borough. 

4.4 GLA household projections 

56. Given that London as a whole and Westminster in particular, have very high levels of international migration, 

this means that population numbers and the projections based on Census numbers are all susceptible to 

significant error factors such as minimising the impact of migration. In that context, the GLA produces its 

own household projections, which have been tested at Examination in Public and found sound.  

57. The most recent (2014-based) household projections were published in 2016, and extended to 2039. 

Although population projections are only available at a local authority level, a calculation of the share for the 

NA is nevertheless possible for the household projections based on the NA’s household numbers in the 

2011 Census.  

58. According to the 2011 Census, Westminster had 105,772 households and the NA 1,453 households, or 

1.37% of the total (rounded). 

59. In the 2016-based household projections, the projection for 2037 is for 146,847 households in Westminster 

versus MHCLG’s 2014-based household projection of 152,232. Assuming it continues to form 1.37% of the 

Borough total, the NA’s new total number of households would be 2,017 (rounded) or an additional 564 

households. 

60. The number of households does not, however, equate precisely to number of homes needed, with the latter 

slightly higher in most places. The NA is no exception; in the 2011 Census, there were 1,453 households but 

1,665 homes. This gives a ratio of 1.66 households per home. In the case of NA, then, a projection of 564 

new households translates into a need for 647 homes (rounded to the nearest whole number). 

61. Netting off the 402 completed dwellings, we arrive at a GLA household projections-derived housing 

target of 245, or 12 dwellings per annum (rounded) over the Plan period.  

4.5 Home growth 2001 – 2011 

62. Consideration of home growth between 2001 and 2011 provides a projection based on the rate of delivery of 

net new homes between the two Censuses.  There was an increase of 548 homes in the NA between these 

two dates, or an average annual rate of increase of 55 homes (rounded).  Multiplying this annual figure by 

the number of years remaining of the Plan period from 2017 would produce 1,096 homes.  

4.6 Home growth since 2011 

63. It is also helpful to consider a projection based on the rate of delivery of net new homes since the last 

Census (2011), using data gathered and monitored by the LPA.  As we have seen, between 1st April 2011 

and the 31
st
 March 2017, 402 new dwellings were completed. This equates to an annual rate of delivery of 

67 homes (402 divided by 6, the number of years elapsed).  If this rate of delivery was continued to 2037, 

this would equate to a projection of 1,340 homes over the Plan period. 
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4.7 Home growth 2001-2017 

64. It is important to note the disparity between the two ‘home growth’ figures; this reflects the susceptibility of 

the development industry to fluctuations in demand and costs of development, among other factors. To allow 

for these peaks and troughs, and provide a more realistic picture of the quantum of development that could 

be delivered over the Plan period, we have taken the aggregate of the homes growth between 2001 and 

2017; this comes to 950 (548 + 402) dwellings. Expressed as an annual average rate, this is 59 

dwellings/year. This produces projection derived from homes growth between 2001 and 2017 of 1,247 

homes over the remaining Plan period. 

4.8 Initial housing target 

65. Figure 4-1 on the following page compares the total number of homes under each of the projections we 

have identified for Soho starting from 2001 and ending at the end of the Plan period, in 2037. 
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Figure 4-1: Dwelling projections for the Soho NA, 2001-2036 

 

Source: AECOM calculations 
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66. To arrive at an overall projection for the quantity of housing to be delivered in the NA over the Plan period, we have 

averaged selected projections set out in the table below. However, the following should be noted: 

 Although the Local Plan-derived projections (1 and 2) represent a balance between demand and supply, it 

has been included in the overall calculation to reflect its importance with regard to Basic Condition E. We 

depart from this approach if we have reason to believe a given projection should be awarded more weight 

than others, or should be excluded.  

 We have also disregarded the MHCLG household projection (3) in our calculation and used the one 

produced by the GLA instead (4). London as a whole and Westminster in particular, have very high levels of 

international migration and in that context, the GLA produces its own household projections, which have 

been tested at Examination in Public and found sound.  

 The dwelling completions 2001-2017-derived projection (5) is based to a significant extent on the supply 

side. To reflect the fact that HNAs should not be constrained by supply-side considerations, this projection 

has not been used for the purpose of arriving at an overall projection. The standard methodology-derived 

projection (6) is presented for reference only and is also not included in the overall calculation. 

67. The table below shows these projections and the average of the projections used to arrive at an interim housing 

target. 

 Projection Total housing need in Soho 

1 WCP16 fair share 301 

2 eLP fair share 284 

3 MHCLG household projections fair share 298 

4 GLA household projections fair share 245 

5 Home growth 1,247 

 Average of selected projections (1, 2 and 4) 276 

 

68. Therefore, the projections outlined above produce an interim housing target of 276 dwellings in Soho by 2037.  

69. Following the presentation and comparison of the quantitative projections and the derivation of an initial housing 

target, the next step, in line with the PPG approach is to assess the initial target (or range) against market signals 

which may serve to suggest an increase or decrease to the target as appropriate. This is done in chapter 8 of this 

report. 
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5. RQ 2 Empty homes 

5.1 Background and definitions 

70. Before considering the proportion of homes in Soho used either on an occasional basis or for short term letting, it is 

helpful to understand the background context and key definitions for these research questions. The following 

introductory paragraph provides a brief description of emerging models of short let accommodation, focusing on so 

called ‘home sharing’ via online platforms such as Airbnb, which has seen an exponential growth in recent years. It 

investigates the impact of this new trend on the housing market using a range of academic sources mainly focused on 

London itself. 

The rise of home sharing 

71. With the advent of the ‘sharing economy’, new online platforms allow residents to supplement their incomes by 

offering their homes, or part of their homes, as short-stay accommodation to visitors. Airbnb is by far the biggest of 

these home sharing platforms in the UK (Guttentag, 2015). As such, we treat Airbnb as a proxy for the home-sharing 

market as whole, although there are other home sharing online platforms such as Windu, 9flats and Roomorama. 

72. The speed of Airbnb’s exponential growth has been well documented. For example, a recent report on Homesharing 

in London’s Housing Market showed that by 2015, the number of homes booked via Airbnb in London was 42 times 

higher than it was in 2011 (IPPR, 2016). 

Legal context 

73. Outside of the traditional B&B, hotels and commercial self-catering industries, there is no specific definition of a short 

let and no single source of data on the supply of short lets in the context of the emerging informal tourist 

accommodation sector (Indigo House, 2017). Nonetheless, regulations in London seem to have been adjusted to 

favour home sharing activity. The Deregulation Act 2015 S44 allows casual lets of up to 90 days in a given year but 

requires planning permission to be granted for a change of use for those let for more than 90 days per year.
10

 

Additionally, the Treasury’s Rent-a-Room Scheme, a tax-deduction, lets people earn up to a threshold of £7,500 per 

year tax-free from letting out furnished accommodation in their homes.
11

 

The professionalization of the sharing economy 

74. Alongside owners renting out a spare room, or letting their flats out while themselves on holiday, research carried out 

by the Residential Landlords Association (RLA) has documented a shift from more ‘casual’ to more ‘commercial’ short-

term lets, as some individuals and even corporations are increasingly letting several properties other than their 

primary residence for most of the year via Airbnb
12

. One indicator for determining the likelihood of a property being a 

commercial let is the proportion of the year for which it is let, as well as whether it is listed on Airbnb as a whole 

property (as opposed to a single room). Alongside the sharp rise in total short lets overall, the RLA found that the 

number of properties and rooms advertised on Airbnb in London available for more than 90 nights a year increased by 

23% between February 2016 and March 2017. 

75. However, it should be noted that in most cases Airbnb still operates on a casual basis, with 53% of entire homes 

booked between one and 30 nights
13

 in 2015. The number of entire home listings above 90 days, which would be 

deemed commercial, is equivalent to 0.2% of private housing stock in London (IPPR, 2016). 

76. As Airbnb is set to continue growing, and entire homes let for more than 90 days a year growing within that, the issue 

revolves around enforcement of the 90 days regulation. 

Impact on housing supply  

77. There are growing concerns that by removing some homes from the potential supply from the private rented sector in 

order to offer them for short-term lets, home sharing platforms could exacerbate London’s housing shortage (IPPR, 

2016). 

78. The sources we have consulted have identified the two following threats to London’s housing shortage: 

 First of all, the letting of entire homes is more likely to be a direct threat to residential supply as it could divert available 

homes from long-term residential lets to more expensive and less secure short-term lets. There has already been a 

                                                                                                                     
10

 http://www.legislation.gov.uk/ukpga/2015/20/section/44/enacted 
11

 https://www.gov.uk/rent-room-in-your-home/the-rent-a-room-scheme 
12

 https://research.rla.org.uk/wp-content/uploads/Is-Airbnb-becoming-the-new-buy-to-let-Residential-Landlords-Association-August-
2017.pdf 
13

 “A cumulative total of 30 days is fairly well aligned to annual leave, bank holidays, and an occasional weekend when a household may 
be vacating their home temporarily” (IPPR, 2016) 
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shift away from private rooms towards more entire homes listings being booked (IPPR, 2016). However, findings from 

the same report suggest that the impact on housing supply is currently negligible across London. The proportion that 

Airbnb entire homes represent of London’s private housing stocks take up less than 1% of the stock, although in some 

high pressure markets, the risks it poses to housing supply and the potential contribution to rent inflation are more 

significant. For example in Westminster, Airbnb takes up almost 4% of the stock (Airbnb data; MHCLG 2016b). 

 Secondly, the potential to earn much higher nightly rates via Airbnb could prompt some landlords to make their 

properties available for home sharing rather than a long-term let (Bentley 2015). However, the commercial home 

share lets are more likely to be a threat only if landlords are moving away from the PRS in sufficient numbers to have 

a material impact on the supply of homes. 

79. Above, we have considered some of the background definitions, and the context for, the research questions that 

follow. We are now ready to consider what proportion of homes in Soho are likely to be used on an occasional basis, 

to set the scene for then what proportion of those, or indeed other homes, are actually being used regularly for short 

term letting. 

5.2 Dwellings used on an occasional basis 

RQ2 i): What proportion of homes in Soho are likely to be dwellings used on an occasional basis by owners? 

 
80. “Many properties that neighbours consider empty are not recorded in the official vacant dwelling statistics as they do 

not count as empty for Council tax purposes. For example, this could be because they are furnished and occupied for 

some weeks a year, or occasionally at weekends, or during some working weeks.”
14

 

81. The above quote, taken from Empty Homes’ most recent report,
15

 provides a workable definition for the phenomenon 

of occasional occupation.  An important point is the need to differentiate under-utilised properties that do not count as 

vacant for Council tax purposes from vacant dwellings themselves, which are officially recorded and extensively 

documented. 

82. Although occasional occupation is not officially recorded, the ONS does capture the number of ‘household spaces 

with no usual residents’, defined as “space with no usual residents may still be used by short-term residents, visitors 

who were present on Census night, or a combination of short-term residents and visitors. Vacant household spaces, 

and household spaces that are used as second addresses, are also classified in Census results as 'household spaces 

with no usual residents”. 

83. Based on that, we present Census data on household spaces within the NA below. The data shows that potentially 

15% of all dwellings are used on an occasional basis. This was broadly in line with, although higher than, the average 

for Westminster, which was 12%. 

Table 5-1: Household spaces in Soho and Westminster, 2011 

Household Spaces Soho Westminster 

All categories: household spaces 1,861 118,318 

Household spaces with at least one usual resident 1,589 105,772 

Household spaces with no usual residents 272 
(15%) 

14,294 (12%) 

Source: ONS 2011 (QS417EW) 

84. However, this dataset is limited because the statistical category ‘household spaces with no usual residents’ captures 

both occasional occupancy (e.g. second homes) and also those households spaces that are left vacant on a 

permanent basis. Furthermore, as stated by the charity Empty Homes “Some, but not all of these properties, may be 

classified as second homes for Council tax purposes”
16

. The data presented above does not allow us to determine the 

number of occasionally used dwellings not classified as second homes. Therefore, we have used our professional 

judgement and selected data we believe are indicators of the phenomenon of occasional occupation. 

85. Firstly, we believe households that work outside of London are more likely to use their Soho property on an occasional 

basis, during the weekend for example. In 2011, 38 residents worked outside on London and three outside of the UK.  

                                                                                                                     
14

 Empty Homes in England, Empty Homes (2016) 
15

 Charity established to try to ensure that empty homes in England are brought back into use for those in housing need 
16

 Empty Homes in England, Empty Homes (2016) 
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86. Another indicator of potential empty homes is owners who have a second home. They are likely to use their Soho 

property during working days and move to their second address at the weekend for example. As is indicated in the 

data below, 16.9% of households in Soho have a second address, which is lower than the average for Westminster 

but higher than the Inner London average. Clearly, such dwellings are to some extent used ‘on an occasional basis’, 

i.e. during the whole or part of the work week, although they are still regularly occupied, and may or may not be 

classified as ‘without usual residents’ for Census purposes. 

Table 5-2: Second address elsewhere 

Area 
Any 
address 

Second 
address (total)  

Second address 
within the UK  

Second address 
outside the UK  

Soho NA 2662 450 16.9% 223 49.6% 227 50.4% 

Westminster 018 7,490 2,058 27.5% 1,005 48.8% 1,053 51.2% 

Westminster 011 8,983 2,180 24.3% 837 38.4% 1,343 61.6% 

Westminster 013 8,333 1,799 21.6% 834 46.4% 965 53.6% 

Westminster 219,396 34,721 15.8% 15,013 43.2% 19,708 56.8% 

Inner London 3,231,901 279,076 8.6% 154,247 55.3% 124,829 44.7% 

Outer London 4,942,040 222,537 4.5% 125,341 56.3% 97,196 43.7% 

London 8,173,941 501,613 6.1% 279,588 55.7% 222,025 44.3% 

Source: ONS 2011, (QS106EW) 

Conclusions 

87. Given the relative ambiguity of Census terminology, and indeed the difficulty in defining the extent to which ‘occasional 

use’ can be defined where people own second homes, it is necessary to reach some conclusions, based on our 

professional judgement, as to what proportion of homes in Soho are indeed used on an occasional basis.  

88. We would suggest that approximately 15% of properties are used on an occasional basis, and that there may be a 

small percentage of properties which are in fact used as the residents primary address (between 1-2%), although they 

may own or have access to a second property address outside of Soho.  

5.3 Short-letting in Soho 

RQ2 ii): What proportion of homes in Soho are likely regularly used for short-letting?   
 

89. To answer the research question we first looked at listings data from AirBnB from March 4th, 2017, which we 

downloaded from the website InsideAirBnB, an “independent, non-commercial set of tools and data that allows you to 

explore how Airbnb is being used in cities around the world”, based on actual data which has been extracted from 

AirBnB’s website itself. This was the latest available data from the website. 

90. The process we used involved first filtering the data down to those listings in Westminster, and then matching 

postcodes within the NA to this data, and cleansing it of erroneous listings with non-matching postcodes. We 

recreated the boundary of the NA, as shown in the figure below. 
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Figure 5-1: Postcodes in the Soho NA 

 
Source: Doogal.co.uk 

91. We found 114 properties listed within the NA, and of these 83 (72%) were listed as being for the entire home (the 

other 31 were for a private room within a home). This is an important distinction to make, as homes that are used 

exclusively for the purposes of short-letting are significantly different from those in which an existing tenant sublets 

part of their home, regardless of the legality of either practice. Our analysis below is concerned primarily with homes 

let for exclusive use as short lets, rather than parts of shared dwellings. 

92. Of all 114 listings, which represented approximately 6.3% of all dwellings in the NA, a total of 38 (33%) were rented by 

someone with just one listing (verses 77% with multiple listings), with 14 of these being a room within a shared flat. 

This meant that there were 78 homes being let by landlords, or ‘hosts’ in AirBnB terminology, with multiple listings, or 

67%, versus 55% across Westminster and 41% across London.  

93. This is not to say that those with only a single listing may not necessarily be investors letting out flats for profit rather 

than using them as housing, but researcher Murray Cox of InsideAirBnB has suggested that “hosts with multiple 

listings are more likely to be running a business, [and] are unlikely to be living in the property”, and so these are likely 

to be of most concern to communities. 

94. As we have already seen, at the 2011 Census, 72 properties in the NA were listed as being household spaces with ‘no 

usual residents’ (14.62% of all household spaces, verses 11.90% across Westminster). There is likely to be significant 

overlap between these properties and those listed on Airbnb, because although Airbnb launched in February, 2012 in 

London,
17

 many of these properties may have been previously let as short term lets via letting agents. 

95. We then looked at listings in Soho on March 23rd 2018 on the Airbnb website itself, and found 306 listings in Soho, a 

very significant increase in the one year period. Of these, 70 were a private room in a shared house. One home was 

listed as a shared room in a communal space, although this listing had not been reviewed, and therefore was 

considered erroneous.  

96. This left 236 entire homes as being used for short term letting, or about 12.84% of the total stock in 2011 (including 

those with no usual residents), versus about 46.46% of the total stock in the area used for long-term private rent at the 

2011 Census.
18

 The equivalent figures for Westminster were (in 2017) 3,621 entire homes listed on Airbnb (out of 

118,318 in total at the Census, i.e. 3.06%), and 39.66% of homes in the private rented sector. 

                                                                                                                     
17

 https://www.facebook.com/airbnb/posts/231001390318271 
18

 Note that Census returns do not provide tenure data households spaces with no usual residents, and therefore close to 15% of 
properties were not accounted for in this figure, i.e. the total percentage of all dwellings in Soho that are rented may be greater than 47% 
as some with no usual occupants may also be rented) 
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Below we have repeated the analysis of Airbnb lets in Soho for all years in which data was available, combining 

InsideAirbnb data from previous years with current listings in 2018 on the Airbnb website. This shows the relatively 

dramatic increases year on year in listings in Soho, based on a single sample data in April of each year (when the 

InsideAirbnb data was collected). 

Figure 5-2: Number of Airbnb listings in the Soho NA (sample days) 

 

Source: Airbnb.com, Insideairbnb.com 

97. Data provided by Westminster City Council itself suggested that there had been a 126% increase (from 1,603 homes 

to 3,621) in Airbnb lettings between 2015 and 2017. This compared with a 221% increase (from 96 to 212) in Soho 

over the same period counting all lettings including private rooms, although for private rooms the increase was 206% 

(from 78 to 161). 

Conclusions 

98. We have calculated that approximately 13% of all dwellings (including those with no usual residents) in Soho (based 

on 2011 figures) may be used for short term letting via Airbnb, and that this aligns fairly closely with the roughly 15% 

of dwellings not regularly occupied (i.e. with no usual residents) at the time of the Census.  

99. Whilst it may be the case that  the overall stock of housing might have changed (i.e. increased, as a result of sub-

divisions or new buildings) in response to this high demand over the period 2011-2018, this cannot be verified due to 

the lack of more recent data. 

100. For similar reasons, trying to understand what percentage of the total stock which is private rented overall verses that 

stock used specifically for short lets is challenging, for two reasons: 

i. It is likely that the number of rental properties overall has changed significantly since the 2011 Census; and 

ii. As noted above, the Census returns do not count household spaces with no usual residents in terms of 

tenure, although these may be in the private rental sector; so the 272 properties with no usual residents 

could be themselves rented, thereby leading to double counting. 

101. Still, the evidence suggests that a fairly large proportion of all homes in Soho are in fact listed on Airbnb and used for 

short term lets, with the vast majority rented by those with multiple listings on the website.  

102. However, a similar proportion of homes in Soho were already without usual residents at the time of the last Census, 

prior to the advent of Airbnb, and a similar percentage again had residents with a second address outside of the NA. 

There is likely to be significant overlap between all of these types of properties (i.e. those counted as being with no 

usual residents, those with residents who have a second address, and those listed on Airbnb), meaning that the 

percentage of homes used both irregularly and as short term lets could be as high as 30%. 
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5.4 Next steps and recommendations for further research 

103. We have found that a fairly large proportion of all homes in Soho are listed on Airbnb and used for short term lets. 

While casual short term lettings may not exert an impact on housing supply or rent, and even have the potential to 

support local economies (IPPR 2016), there are concerns that the growing commercialisation of short term lettings will 

remove a significant amount of housing from the market (especially in high pressure market areas such as Soho). We 

would recommend that SNF consider the following topics for further research so as to understand whether short term 

lettings really are diverting homes from new supply: 

i. What proportion of short-term lets within the current stock are entire homes let for more than 90 nights? 

ii. To what extent is their overlap between these homes and the 15% that may be occasionally occupied by 

owners? 

iii. How do these figures compare to the average number of homes built annually in the NA?  

104. We would also urge the Forum to consider buying data from the website AirDNA, which may help to provide a better 

level of granularity and area coverage than found in the non-commercial open data sources we have used (i.e. 

InsideAirBnB.com). 
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6. RQ 3 Tenure 

RQ3. What Affordable Housing (social housing, affordable rented, shared ownership, intermediate rented) and market 

housing tenures should be included in the housing mix? 

105. Tenure refers to the legal arrangements in place that enable a household to live in their home; it determines their 

rights and influences the level of payments to be made in return for these rights. Broadly speaking, tenure falls into 

two categories, Affordable Housing and Market Housing, depending on whether the household benefits from a subsidy 

of some sort to enable them to live in their home.  

106. We will address this section by examining the tenure of dwellings in the current stock and recent supply, and make an 

assessment, based on a reasonable interpretation of the evidence we have been able to gather, whether continuation 

of these trends would meet future needs; or, alternatively, whether there exist misalignments between the supply of 

different tenures of housing and local need. Such misalignments can justify policies that guide new development to 

prioritise certain tenures, so as to bring supply and demand into better alignment
19

. 

6.1 Definitional issues 

107. It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning 

terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing, 

abbreviated to ‘AH’. We mean by this those forms of housing tenure that fall within the definition of Affordable Housing 

set out in the current National Planning Policy Framework (NPPF): Social Rent, Affordable Rent, Affordable Private 

Rent (brought forward by Build to Rent schemes) and forms of AH designed to offer affordable routes to home 

ownership
20

. To distinguish this from the colloquial definition, we refer to the latter as Affordable Market Housing 

(AMH).  

108. The definition of Affordable Housing set out in the NPPF makes clear the government’s commitment to home 

ownership but recognise the important role of Social, Affordable and Private Rent tenures for those not currently 

seeking home ownership.  

109. It is important to note however that the 2012 version of the NPPF refers to the ‘national rent regime’ not ‘Government’s 

rent policy’. It has been suggested that this change in wording may give central Government, and by extension local 

authorities, wider flexibility in arriving at rents. It may also lead to the abolition of Social Rent as it has been 

understood in recent years.
21

  

110. The revisions seek to broaden the definition of affordable housing to include a range of low cost housing opportunities 

for those aspiring to own a home, including Starter Homes.  

111. In paragraph 64 of the new NPPF, Government introduces a recommendation that ‘where major housing development 

is proposed, planning policies and decisions should expect at least 10% of the homes to be available for affordable 

home ownership’. In line with PPG
22

, the assumption should be that ‘major housing development’ can be defined as 

sites of more than 10 units, and that affordable home ownership includes Starter Homes, shared ownership homes 

and homes available for discount market sale.  

6.2 Current tenure profile 

112. Before we present this data, it is necessary to present a picture of tenure in Soho based on the most recent reliable 

data. The table below presents Census data from 2011 that shows there is a substantially lower proportion of 

dwellings in owner occupation in Soho compared with CoW as a whole; this is partially accounted for by a higher 

proportion of dwellings in private rent and a minor difference in the proportion of households in socially rented 

dwellings.  

113. A total of 81.8% of all households either rent privately or live in subsidised rented housing, 13.9% own their home, in 

contrast to Westminster where 30.5% do so. This reflects the particular market dynamics in Soho of high house prices 

and demand for small, relatively affordable accommodation. 

                                                                                                                     
19

 PPG Paragraph: 021 Reference ID: 2a-021-20160401 
20

 NPPF, July 2018  
21

 McGready, B, Affordable Housing and Planning, MBL seminars, April 2018 
22

 PPG 031 Reference ID: 23b-031-20161116 
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Table 6-1: Tenure (households) in Soho, 2011 

Tenure Soho Westminster England 

Owned; total 13.9% 30.5% 63.3% 

Shared ownership  0.8% 0.8% 0.8% 

Social rented; total 29.6% 25.9% 17.7% 

Private rented; total 52.2% 39.7% 16.8% 

Source: Census 2011, AECOM calculations 

114. In Table 6-2 below we show how the mix of tenures has shifted during the inter-censual period. This suggests that, 

despite the relative scarcity of dwellings in owner occupation in 2011, revealed in Table 6-1 above, the numbers have 

risen significantly, from 139 dwellings in 2001 to 202 dwellings in 2011. The most striking increase, however, is in 

privately rented dwellings; these numbered 350 in 2001, but grew to 758 by the end of the inter-censual period. 

 

Table 6-2: Rates of tenure change in Soho, 2001-2011 

Tenure Soho Westminster England 

Owned; total 45.3% 3.6% -0.6% 

Shared ownership  57.1% 34.3% 30.0% 

Social rented; total -4.4% 3.7% -0.9% 

Private rented; total 116.6% 55.3% 82.4% 

Source: Census 2001 and 2011, AECOM calculations 

115. In addition, it is worth noting how tenures have shifted within the wider HMA. In Figure 6-1 below we reproduce Figure 

6 from the LSHMA. While Soho shows similar patterns for private rented as social rented dwellings, showing an 

increase and decline, respectively, the movement in owner occupied homes is does not match the trends over the 

same period (which shows a substantial decline in proportional terms in London between 2000 and 2011.  

Figure 6-1: Decadal trend in household tenures, London 1961-2011 

 

Source: 2017 London SHMA 
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6.3 Affordability 

116. In order to understand whether the tenure profile of the current stock reflects the needs of the population currently and 

over the Plan period, an important starting point is to consider whether this profile provides different market segments 

access to dwellings of a suitable type and size given their household composition. 

117. In line with the PPG, we have considered evidence of affordability by looking specifically at the relationship between 

lower quartile house prices and incomes, as expressed in the Lower Quartile Affordability Ratio (LQAR). While this is 

a relatively crude measure of affordability, as it does not take account of the cost of servicing mortgage debt, it is a 

useful basic measure for benchmarking affordability changes over time.     

118. In figure 6-2 below we reproduce figure 59 from the LSHMA; this suggests that the LQAR in London had reached 

around 12.4. This indicates market dwellings are well beyond the means of those on modest incomes.  

Figure 6-2: Affordability ratios in London - lower quartile and median house prices and earnings (place 

of work definition) 

 

Source: 2017 London SHMA 

119. As we have seen, Soho falls within the London HMA and is it reasonable to use this data to inform policy at the 

neighbourhood level. Nevertheless, it is worth sense-checking this figure with data that is specific to the NA.  

120. In the development of the HNA, it is important to arrive at a robust understanding of local property values, in particular 

the price of ‘entry-level’ dwellings, defined by PPG as dwellings priced in the lower quartile.
23

  

                                                                                                                     
23

 PPG Paragraph: 025 Reference ID: 2a-025-20140306 Revision date: 06 03 2014 

Tenure - key points  

 A total of 81.8% of all households either rent privately or live in subsidised rented housing, 13.9% own 

their home, in contrast to Westminster where 30.5% do so. This reflects the particular market 

dynamics in Soho of high house prices and demand for small affordable accommodation.  

 The Private Rented Sector in Soho has grown significantly during the inter-censual period from 350 in 

2001, to 758 dwellings in 2011; this reflects London-wide patterns. 
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121. In order to achieve this, AECOM interviewed two local estate agents, Greater London Properties and Winkworth. In 

Table 6-3 below we set out their responses to the question, Please can you supply approximate prices for the 

following different types of dwelling (by way of example properties sold in the second half of 2017).  

122. For the purposes of arriving at a Lower Quartile house price, we have taken the mid-way point between the valuations 

put forward by the two agents for the least expensive dwelling, a studio flat of 350 sq ft. This comes to £500,000.  

123. To serve as a point of comparison, LSHMA notes that, in August 2017, the average house price in London stood at 

£489,000. The finding that the lower quartile house price in Soho is roughly the same as the mean house price for 

London as a whole provides a further illustration of the relative expensiveness of property in the NA.   
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Table 6-3: House prices 

Agent Name: GLP Winkworth 

Studio flat/350 sq ft £550,000 £450,000 

1 bed dwelling/500 sq ft £795,000 £650,000 

2 bed dwelling/650 sq ft £1,050,000 £650,000 

3 bed dwelling/1250 sq ft £2,000,000 £1.7/ £2,000,000 

Large dwelling/1600 sq ft £2,500,000 £2,500,000 

Greater than 1600 sq ft £2,900,000 £2,500,000+ 

Source: Survey of local estate agents 

124. In order to arrive at an LQAR, it is necessary to establish a robust understanding of household incomes; to do this, we 

have turned to CACI pay-check data. CACI was commissioned to generate household income according to an area 

made up of a number of output areas that approximate to the geography of the NA; this is shown in Figure 6-3 below.  

Figure 6-3: CACI data area 

 

Source: CACI 

125. From this, CACI were able to generate household income data set out in Figure 6-4 below. Working from the 

proposed lower quartile house price of £500,000, it is possible to arrive at a LQAR for Soho of 21.4, well in excess of 

the 12.4 figure for London. While this points to the significant differences in the value of dwellings across the city, with 

outer-lying as well as less desirable areas commanding significantly lower prices, it also illustrates the impossibility of 

people on average incomes entering the for-sale property market in Soho.  
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Figure 6-4: Household income, 2018 

  Soho UK 

Mean income £47,411 £39,037 

Median income £39,377 £31,310 

Upper Quartile Income £62,136 £52,404 

Lower Quartile Income £23,326 £17,424 

Source: CACI 

126. In order to achieve a rounded understanding of the LQAR, it is worth contextualizing our findings for Soho with 

reference to data for CoW. In Figure 7-5 below we reproduce Figure 2.26 from WHMS13; this shows a LQAR for 

Westminster at around 15.  The modest fall in the LQAR during 2011 and 2012 suggests the impact of the financial 

crisis of 2008/09 on the London property market.  

Figure 6-5: Change in Lower Quartile Affordability 

 

Source: CLG Live Tables (based on ONS Annual Survey of Hours and Earnings and HM Land Registry) 

127. The difference in the 2018 LQAR for Soho of around 21.4, and the LQAR for Westminster of 15 may be explained by 

a number of factors. Firstly, the time difference means that CoW data does not account for house price increases 

since 2013. In Figure 6-6 below we reproduce Figure 51 from the LSHMA; this suggests house prices in London 

continued to rise in the period between 2013 and 2018. This view is supported by Greater London Properties who 

suggest prices in Soho have risen in the last five years by 30%.
24

 In addition, it is not unreasonable to suggest Soho 

is a relatively expensive part of the CoW to live.  

                                                                                                                     
24

 Estate Agent survey, April 2018 
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 Figure 6-6: Index of average house prices, adjusted for RPI inflation (Q1 1987=100) 

 

Source: 2017 London SHMA 

128. Thus far, we have established that affordability issues are acute in London and Westminster, and are likely to be more 

so in Soho. The policy response to this lies in the provision of Affordable Housing, and an appropriate tenure split. 

Addressing this requires consideration of affordability thresholds, and the income required to access different tenures. 

This enables plan-makers to sort the population into different tenures based on their ability to pay.  

129. The LSHMA provides a set of tests that are in line with standard industry practice; therefore, in the interests of 

alignment with methods used in the London Plan, this HNA proposes to use the same tests to assess the affordability 

of different tenures in Soho. In Table 6-4 below we reproduce Table 3 from the LSHMA.  



AECOM   34 

 

 
      
 

    AECOM 
 

 

Table 6-4: Affordability tests 

  

Source: The 2017 London SHMA 

6.3.1 Owner occupation  

130. Based in the tests set out above, the required income to access a lower quartile dwelling in Soho valued at £500,000 

would be:  

 Netting off 10% of the value of the dwelling to reflect the deposit, results in a valuation for mortgage purposes of 

£450,000;  

 Assuming the income of a single owner, the income required to purchase a dwelling of this value would be £128,571.  

131. The purchase of market housing therefore demands a very high salary if bought with a mortgage. For this reason, a 

significant proportion of for sale dwellings are bought with cash. Whereas in other parts of the UK, it is reasonable to 

expect the needs of the great majority of the people will be served by the market, in Soho this is not the case given 

the relatively high property values. Notwithstanding, the delivery of market housing is necessary if attendant 

Affordable Housing is to be delivered through S106 agreements with developers.   

132. For this reason, it is important a balance is struck between seeking Affordable Housing and maintaining the viability of 

market development. Planning policy should not place unnecessary burdens on the market preventing its ability to 

respond to demand; this is after all the principal way equilibrium is achieved in the housing market and house price 

growth is slowed.  

6.3.2 Private rent 

133. In order to arrive at an understanding of lower quartile private rents (LQPR) in Soho, data from the property website 

Home.co.uk was accessed. Table 6-5 below sets out the distribution of properties according to the rental bracket into 

which they fall that were available on the site in April 2018.   

134. The LQPR is the rent below which 25% of properties can be rented in a given area; Table 6-5 shows that 15% of 

dwellings are priced between £1000 and £2000pcm. Home.co.uk also provides a median rent of £3,250pcm. This 

suggests the LQPR is somewhere between £2,000 and £3,250pcm; in order to identify an approximate LQPR we 

have taken a mid-point between these numbers of £2,625pcm. However, based in rental data in Home.co.uk, this 

would equate to a small one bedroom or large studio flat.  

http://home.co.uk/
http://home.co.uk/
http://home.co.uk/
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135. To arrive at a rent for a studio flat of roughly 350sqft (the same dwelling as the entry level dwelling for sale), a further 

mid-way point is taken between £2,000 and £2,625pcm, arriving at a final LQPR of £2,313 (rounded).  

Table 6-5: Rents in Soho 

Rents in Soho     

Rent level No. Dwellings % of total 

Rent under £250 pcm 0 -  0   

£250 to £500 pcm rent 6   

£500 to £1,000 pcm rent 86 2% 

£1,000 to £2,000 pcm rent 464 15% 

£2,000 to £5,000 pcm rent 2,274 59% 

Rent over £5,000 pcm  1,000 100% 

Total properties  3830   

Source: Home.co.uk (accessed 27/04/18) 

136. In Table 6-6 below we set out data relating to private rental costs in Soho and CoW, again drawn from the 

Home.co.uk website. This indicates a difference of 14% between Soho and the wider area, reinforcing the sense 

from the Affordability Ratio analysis that Soho is a more expensive place to live than Westminster generally.  

Table 6-6: Rental sector statistics in Soho versus CoW average 

  Soho Westminster Difference 

Average time on market (days) 236 225 5% 

Average property rents (pcm)  £           5,073   £             4,440  14% 

Source: Home.co.uk 

137. In order to sense-check out understanding of LQPR, it is worth citing data from WHMA14; this shows a one bedroom 

dwelling in Westminster in 2014 rented at £1,430; allowing for the 14% difference in costs, this would suggest a LQPR 

in Soho of £1,630 in 2014. The difference between the working LQAR we have arrived at of £2,313 and this figure 

suggests rents in Soho have increased by around 30% in the four years to 2018.  

138. While this seems substantial, it is worth bearing in mind comments from local estate agents who suggest that rents 

have increased in recent years as a result of fiscal reforms and the impact of short term lets, “With the tax changes for 

landlords we are seeing more and more landlords leave the market this is either selling the property or putting the 

properties on the market for holiday lets with Air b and b or similar portals.  The knock on effects are already 

translating to rents increasing, this is a trend that will increase dramatically unless something is done.”
25

 

Table 6-7: Lower Quartile Rent, year ending Q1 2014 (£ per calendar month) 

 
Source: Valuation Office Agency Private Rental Market Statistics. Figures rounded to nearest £5 

 
139. Applying the affordability test for private rent suggests the income required to afford a LQPR dwelling would be 

£126,000pa, (2,313 x 12 = 27,756 x 4 = £111,024). To meet the tests set out in Table 6-4 (Affordability Tests), the 

annual rent for households with an income of £40,000 should not exceed £10,000, or £833pcm. As we have seen in 

Table 6-5 (Rents in Soho) only a very small proportion of dwellings are priced at this level.  

                                                                                                                     
25

 Greater London Properties, Estate Agent survey 

http://home.co.uk/
http://home.co.uk/
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6.3.3 Intermediate  

140. As a policy, the introduction of London Affordable Rent represents an intervention on the part of the Mayor to bring 

Affordable Rent dwellings within reach of people of households with incomes around the mean. Given it is 

substantially less than 80% market rents (the minimum discount set by national policy for Affordable Rented dwellings) 

the Affordability Test set out in Table 6-4 (Affordability Tests)] is likely, theoretically at least, to cover a large number of 

households. In Table 6-8 below we reproduce Table 1 from the Mayor of London's Homes for Londoners Affordable 

Homes Programme 2016-21 Funding Guidance. This puts forward an annual rent for a ‘bedsit and one bedroom’ 

dwelling of £7,501pa; the required income for a dwelling priced at this level would therefore be £30,000.  

Table 6-8: London Affordable Rent benchmarks for 2017-18 

 
Source: Mayor of London 

 
141. From this data it is possible to estimate the ‘theoretical’ demand for Intermediate products to be those households 

whose incomes fall between £30,000 and the income required to access LQPR products of £126,000. This illustrates 

the very substantial numbers of households that fall into this bracket.  

6.3.4 Low cost rent 

142. London Affordable Rent can be regarded as the Mayor's flagship Social Rent tenure. The London Living Rent on the 

other hand, despite its name, is a product is designed to provide a route to home ownership by providing households 

with a time-limited period (up to ten years) of low rent specifically to enable them to save enough money for a 

deposit.
26

 The maximum household income set at £60,000 assumes sufficient headroom over and above rental costs 

to achieve this.   

143. To arrive at an estimate of the rent payable on a London Living Rent dwelling, the GLA recommends the median 

household income should be used, and that the rent should not exceed more than one third of this figure.
27

 As we 

have seen, this is £39,377. Guidance from the GLA suggests rents should be set at one third of these incomes, or 

roughly £13,000. 

6.3.5 Starter Homes 

144. The Housing and Planning Act 2016 (HPA) includes provisions to introduce a general duty on planning authorities in 

England to promote the supply of ‘starter homes,’ a form of Discounted Market Sale Homes (DMSH), and a specific 

duty to require a minimum number or proportion of such homes on certain residential development sites. As we have 

seen, in paragraph 64 of the NPPF Government introduces a recommendation that ‘where major housing 

development is proposed, planning policies and decisions should expect at least 10% of the homes to be available for 

affordable home ownership’. 

145. This is a fulfilment of the direction of travel set in the Housing White Paper, published in February 2017. It states that, 

“in keeping with our approach to deliver a range of affordable homes to buy, rather than a mandatory requirement for 

‘starter homes,’ we intend to amend the NPPF to introduce a clear policy expectation that housing sites deliver a 

minimum of 10% affordable home ownership units. It will be for local areas to work with developers to agree an 

appropriate level of delivery of ‘starter homes’, alongside other affordable home ownership and rented tenures”. 

146. This is a substantial watering-down of the ‘starter home’ requirement as envisaged when policy contained in the 

Housing and Planning Act was first conceived. In effect, it leaves it to local groups, including neighbourhood plans, to 

decide an appropriate level of affordable home ownership products, while taking note of the 10% policy expectation. 

                                                                                                                     
26

 Mayor of London's Homes for Londoners Affordable Homes Programme 2016-21 Funding Guidance, page 10 
27

 Mayor of London's Homes for Londoners Affordable Homes Programme 2016-21 Funding Guidance, page 8 
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147. The decision whether to treat DMSH as Affordable Housing should be determined by whether lowering the asking 

price of new build homes of a size and type suitable to newly forming households by 20% would bring them within 

reach of people currently unable to access AMH for purchase.  

148. So as to provide an assessment of suitability of DMSH, it is appropriate to use the proposed lower quartile house price 

of £500,000. As we have seen, allowing for a 10% deposit, reducing the value of a LQ property priced at £500,000 for 

mortgage purposes to £450,000, and applying a further discount of 20% to arrive at the approximate selling price of a 

DMSH of £360,000, a household with an income of £90,000 (the threshold for London) would be not able to afford a 

dwelling at this price-point. The income threshold at a multiple of 3.5 is £102,857.   

149. On the basis of the evidence we have gathered, we would therefore not recommend that DMSH form part of the AH 

quota within the NA. 

6.3.6 Shared ownership 

150. As we have seen, there are very few shared ownership dwellings in Soho (11 at the time of the last Census). This is 

partly because of the restrictions on income levels to £90,000 in London (£80,000 outside the capital).  

151. Nevertheless, it is worth considering its future role in Soho. Shared ownership involves the purchaser buying an initial 

share in a property (typically between 25% and 75%) and paying rent on the share retained by the provider. Shared 

ownership is flexible in two respects, in the share which can be purchased and in the rental payable on the share 

retained by the provider. Both of these are variable.  

152. The share owned by the leaseholder can be varied by 'stair-casing'. Generally, stair-casing will be upward, thereby 

increasing the share owned. In exceptional circumstances (as a result of financial difficulties, and where the 

alternative is repossession), and at the discretion of the provider, shared owners may staircase down, thereby 

reducing the share they own.  

153. Shared equity is available to both first-time buyers, people who have owned a home previously and Council and 

housing association tenants with a good credit rating whose household income does not exceed the relevant 

thresholds.  

154. Shared ownership (50%) 

Based on the lower quartile house price of £500,000, the ownership share would be 50%, with a mortgage based on 

40%, and a 10% deposit. The annual rent has been assumed to be 2.75% of the remaining equity. On this basis, the 

income required to afford this product would be  

Equity element = £500,000/2 = £250,000. £250,000 x 10% = £25,000; value of mortgage loan is £225,000. Income 

required is therefore £64,285 based on a multiple of 3.5.  

Rent element = £250,000 x 2.75% = £6,875, requiring an income of £27,500.  

Total income required is therefore £91,785.  

155. Shared ownership (25%) 

Based on the lower quartile house price of £500,000, the ownership share would be 25%, with a mortgage based on 

20%, and a 5% deposit. The annual rent has been assumed to be 2.75% of the remaining equity. On this basis, the 

income required to afford this product would be  

Equity element = £500,000/4 = £125,000. £125,000 x 5% = £6,250; value of mortgage loan is £118,750. Income 

required is therefore £33,929 based on a multiple of 3.5.    

Rent element = £375,000 x 2.75% = £10,313, requiring an income of £41,250.  

Total income required is therefore £75,179.  

156. Help to buy 

It is also worth considering the relevance of Help to Buy in enabling people in Soho to access the market housing. In 

order to arrive at an estimate of the income required to afford market housing through the Help to buy scheme, we 

have again used the lower quartile house price of £500,000. The mortgage element is based on 75% equity, with a 

20% HtB loan and 5% deposit. We also note a loan fee of 1.75% may be incurred in year 6 of outstanding equity loan 

increasing annually from yr7 at RPI+1%. On this basis, an income of £107,142 would be required.  

To understand how these requirements relate to household income in Soho, we turn back to CACI data. 
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Table 6-9: Household income profile in Soho
28

 

 
Source: CACI 

 

157. From CACI household income data it is possible to arrive at an estimate of the tenure options available to households 

at different levels of income.  

158. In terms of intermediate products, shared ownership would be affordable to around 16% of households (subject to 

eligibility), but 10% (those with a household income in excess of £90,000) would be ineligible. It is therefore 

conceivable that Shared Ownership dwellings could provide access to a suitable home to a small but significant 

portion of newly forming households. Starter Homes however would not be affordable to the vast majority of such 

households.  

159. As regards intermediate housing, the WHMA14 comments that “around 45,000 existing households in Westminster 

rent in the market sector, representing 43% of all households. Whilst some of these households are renting with the 

support of housing benefit (around 6,000 households), it is likely that a significant proportion of the rest fall into the 

‘can rent; can’t buy’ group of households – if it is assumed that a key reason that many are renting is that they cannot 

afford to buy. This suggests there might be a pool of almost 40,000 households in the City who could be defined as 

intermediate households on the basis of their income or their ability to afford more than a social rent but are unable to 

buy.”
29

 

160. It is worth noting that Soho is unusual on account of its higher housing costs, meaning the availability of suitable 

intermediate stock is very limited. With this in mind it is important to remember that Soho is part of a larger HMA and 

such households. WHMA14 comments that such households “may be able to move elsewhere either within or outside 

                                                                                                                     
28

 In this table ‘Area’ means ‘Soho Neighbourhood;’ Area % means the percentage of the population that falls into this income bracket; 
‘base’ is the comparison geography, in this case the United Kingdom.  
29

 WHMA14, page 41 
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London to access homeownership in relatively cheaper areas, though this has consequences for the mix of 

households living within Westminster.”
30

 

161. London Living Rent provides an attractive route to a home, with those on an income between £40,000 and £60,000 

being the target audience. This segment accounts for 22.3% of the population, so appears at first glance to be a 

suitable tenure for the NA. As with all interventionist policy that puts to one side market realities, the difficulty will be 

bringing a development forward subject to these policies given the pressures they exert on viability.  

162. In Table 6-10 below we summarise the options available to households at different levels of household income. The 

data goes some way to explaining why, in 2011, only 13.9% of the stock was owner occupied. Many of these 

households will have bought these properties in earlier years, before prices increased to the levels achieved since the 

turn of the millennium. Others will be wealthy cash buyers for whom affordability based on ability to access mortgage 

finance does not apply.  

Table 6-10: Income required to access tenures 

Tenure Income required 
% unable to 
afford 

London Affordable rent   £30,000 35.90% 

London Living Rent £39,377 50.90% 

Shared ownership (25%) £75,179 83.40% 

Shared ownership (50%) £91,785 89.90% 

Starter Home £102,857 92.30% 

Help to buy £107,142 95% 

Market Rent - lower quartile £111,024 92.20% 

Market Sale - lower quartile £128,500 96.50% 

Source: AECOM Calculations 

6.3.7 Affordability within the Private Rental Sector 

163. One concern about the data is the apparently un-reconcilable contradiction in the cost of private rent. This HNA has 

revealed data that suggests a household income of £111,024 would be required to rent a LQPR dwelling costing 

£2,313 per month, yet 52% of the resident population at the time of the last Census fell into this tenure. 

164. One possible explanation is that households, for example those with no dependants, are able to devote a higher 

percentage of their income to housing costs. Indeed, living in a central London location may save expenditure in other 

areas, such as transport. In addition, Soho is a unique place and some people will be prepared to pay a substantial 

premium to live there.  

165. Nevertheless, it is worth noting that, assuming a given household were prepared to commit 50% of their income to 

housing costs, an income of £55,512 would still be required, something only around 30% of the population could 

afford to do based on the evidence assembled for this study.  

Co-living  

166. A further possibility is people may be living in a ‘house share’ arrangement in which people, each of whom represent a 

separate ‘household,’ rent a property together, sharing the same kitchen, but seeing their own living space as a form 

of bedsit.  

167. There has been a great deal of industry interest as to whether the house-share tenure offers an opportunity for 

people, often younger, to access affordable dwellings in more expensive parts of the city. This has been ignited in part 

by the activities of 'The Collective,' a developer which specialises in 'co-living' schemes, effectively scaling up the 

bedsit model to offer affordable private accommodation at scale.  

168. While the GLA has strengthened minimum space standards for self-contained housing
31

, such restrictions are not as 

stringent on co-living schemes. Given the pioneering nature of this type of development, the regulation is this area 

remains uncertain however, with the GLA still working with providers to arrive at acceptable minimum sizes.
32

  

                                                                                                                     
30

 WHMA14, page 40 
31

 By this we mean conventional housing 
32

 Space for Improvement, Estates Gazette, 12/05/18, page 53 
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169. It is however notable that the draft London Plan makes mention of the asset class as an alternative to student 

accommodation. Jones Lang LaSalle comments that “the draft London Plan effectively suggests that all purpose-built 

student accommodation without a university commitment will be treated as co-living, or purpose-built shared living 

schemes as the Plan describes it, which adds further recognition and credibility to the co-living market.”
33

  

170. CoW has been alive to the use of flat-sharing and co-living models as routes to affordable market housing for younger 

people for some time. WHMS13 highlights the existence of the ‘Flat Share’ scheme, a specific tenure promoted by 

CoW to address those on the waiting list for intermediate housing, commenting that “the City Council requires an 

assessment of the extent to which the intermediate housing needs of single people could be met through ‘flat sharing’. 

The ‘Fair Share’ scheme will provide high quality sub-market rent accommodation in Central London on a shared 

basis for people who do “their fair share for the local economy”, which implies that the scheme will be marketed to 

people working in Westminster. The most suitable accommodation type for this tenure would likely be 3 bedroom units 

with living space and kitchen shared amongst all three housemates. The Council has earmarked a number of sites 

within Westminster’s Central Activities Zone in and around the West End which are suitable for the pilot. These will 

consist of new build and conversion of existing stock (pending sign-off from the Homes and Communities Agency) and 

comprise of up to 25 units. Soho Housing alone will be supporting affordable sharing with around 20 properties over 

the next two years.” 

171. While AECOM has been unable to discover data as to rent costs for this tenure, it makes intuitive sense for SNF to 

include this tenure within the range of tenures supported in NDP housing policy providing, as the evidence suggests, a 

route to AMH for working people in Soho.  

172. In addition, demand for PRS has historically been split between the highly paid professionals and those on lower 

incomes in receipt of housing benefit. The WHMS13 comments that,  

“Although the largest single group landlords catered for were young professionals on incomes between £24,000 and 

£48,000 per annum, a significant 31% catered for low income households that may be entitled to HB / LHA, and who 

may or may not be working. It is thus clear that at least in 2010 to 2011, the period when significant changes to Local 

Housing Allowance were being made, that the PRS had an important role in meeting the needs of low income 

households.”
34

 

173. However, within the introduction of the cap on housing benefit a substantial fall in the number of Local Housing 

Allowance (LHA) claims in Westminster has been noted. The WHMA14 comments, “Wessex Economics would 

anticipate that private rented sector rents in Westminster will, over time, increase faster than increases in the benefit 

caps, unless there is a major change in Government policy. The net effect of this would be that the proportion of 

households that live in Westminster and are reliant on housing benefit would decline, and it could be anticipated that 

this would, over time, reduce the number of people presenting as homeless.”
35

 

174. This is compounded by the decision, as part of the transition to Universal Credit, that “the single benefit payment will 

be made direct to tenants not landlords. A new government might scrap Universal Credit or change this proposal. 

Removal of direct payment would remove one clear advantage for landlords of letting to those on Housing Benefit of 

security; namely that they will receive the rent due, and do not have to incur significant costs in terms of rent collection 

and pursuing arrears...these research findings support the view that over time the numbers of housing benefit 

claimants living in the PRS in Westminster will fall, as private sector rents in Westminster trend upwards compared to 

other areas. This will be assisted by the expectation that there will be robust demand from market tenants given 

expected household growth in London and challenges in boosting new housing supply.’”36
 

175. The result of these market-driven changes has however been an exodus of people on lower incomes. In Figure 6-7 

we reproduce Figure 2.17 from PRMW14. This demonstrates that, over the inter-censual period, the West End ward, 

of which Soho is a part, lost over 400 people belonging to the DE economic group and saw a large increase in those 

belonging to the AB grouping. ‘DE’ and ‘AB’ represent socio-economic classifications denoting, in the former case, 

people in low and semi-skilled employment receiving relatively low wage; the latter, the higher end of the socio-

economic spectrum of people in professional and senior managerial professions on high incomes. This raises 

questions as to the ability of the area to ‘service itself’ and leads to two recommendations from the report that CoW 

should: 

‘deliver, where possible, public sector rented homes for local people and shared ownership homes for local key 

workers within the borough. 

                                                                                                                     
33

 Simon Scott, head of investment, residential capital markets, quoted in Property Week, 06/04/18, As sale of Collective Old Oak falters, 
will co-living too? 
34

 WHMS13, page 91 
35

 WHMA14, page 28 
36

 WHMA14, page 64 
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‘wherever possible, seek to retain Affordable Housing on site, in order to create and preserve mixed and balanced 

communities. It should also consider a tiered mechanism for negotiating Affordable Housing provision to reflect land 

value.’
37

 

Figure 6-7: Change in population by social group by ward, 2001-11 

 

Source: Census 2001 and 2011  

6.3.8 Overcrowding  

176. Other indicators are also helpful in gaining a clear understanding of affordable housing need in the NA. These include 

overcrowded households, those households experiencing a mismatch between the housing needed and the actual 

dwelling they occupy, and concealed households, that is those households who do not have sole use of basic facilities 

such as kitchen or bathroom, either living with a host household, often made up of family members, or living with other 

households, who would prefer to occupy their own home, but cannot do so for reasons of affordability.
38

   

177. In Table 6-8 we reproduce Figure 66 from the LSHMA that suggests over-crowding in London is a major and growing 

problem.  

                                                                                                                     
37

 PRMW14, page 18 
38

 http://webarchive.nationalarchives.gov.uk/20160105222237/http://www.ons.gov.uk/ons/rel/census/2011-census-analysis/what-does-the-
2011-census-tell-us-about-concealed-families-living-in-multi-family-households-in-england-and-wales-/summary.html 
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Figure 6-8: Proportion of households in London that are overcrowded (according to the bedroom 

standard) by tenure, 1995/96 to 2014/15) 

 

Source: 2017 London SHMA 

178. Table 6-11 below sets out data showing the distribution of the people occupying habitable rooms in Soho and CoW. 

Where the data indicates on average, more that on person per habitable room (greater than 1) this suggests over-

crowding is taking place. The evidence in Table 6-11 suggests that, at the time of the last Census there were 75 

households in Soho that experienced some level of over-crowding, or 5% of all households. While this is high 

compared with the national geography, it is similar to Westminster as a whole, where the percentage is around 5.4%. 

From this we should conclude this is in line with levels of over-crowding to be expected in highly urbanised and 

relatively expensive parts of the city.   

Table 6-11: Trends in number of persons per room in Soho, 2001-2011 

  2001 2001 2011 2011 

  Soho Westminster Soho Westminster 

Up to 0.5 persons per room 669 58639 901 65441 

Over 0.5 and up to 1.0 persons per room 284 27545 477 34656 

Over 1.0 and up to 1.5 persons per room 28 2456 26 3344 

Over 1.5 persons per room 33 2532 49 2331 

  1014 91172 1453 105772 

Source: Census 2001 and 2011, AECOM calculations 

6.3.9 Concealed households  

179. The LSHMA notes that the ‘shortfall in affordable housing supply has contributed to rising numbers of households who 

are either homeless or ‘concealed’ due to living as part of another household’
39

 This is reflected in Figure 6-9 below 

which reproduces Figure 67 from the SHMA.  

                                                                                                                     
39

 LSHMA, page 5 
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Figure 6-9: Trend in number of 'concealed' family units, London 1996-2017 

 

Source: 2017 London SHMA 

180. However Census data suggests the problem in both Soho and Westminster is less acute. Despite high housing costs 

the number of concealed households in these geographies is comparable with that of England as a whole. This may 

point to an efficient operation of the London HMA that enables newly formed households and those on lower incomes 

to address their housing needs elsewhere in the city.   

Table 6-12: Concealed families in Soho, 2011 

Concealed families Soho Westminster England 

All families: total 430 48,230 14885145 

Concealed families: total 7 872 275954 

Concealed families as % of total 1.6% 1.8% 1.9% 

Source: Census 2011, AECOM calculations 
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6.4 Housing waiting list 

181. The Housing Waiting list at CoW is organised by postcode; the postcode areas AECOM has used that approximate to 

the NA are W1D and W1F. CoW manages two lists, 'main' and 'intermediate' list. The main list is for people eligible for 

Social Rent housing, the intermediate list for Affordable Rent and other ‘intermediate’ Affordable Housing tenures. It is 

important to note, eligibility for the intermediate list covers those living and/or working in Westminster and 45% of 

those on the list are listed solely because they work in the area.  

182. CoW report there are fewer than 20 people on the main list. As regards the intermediate register, there exist 39 by 

residence and 99 by workplace. So as to avoid the danger of double counting, AECOM has not included the latter.  

This produces a total affordable housing need, as determined by the housing waiting list managed by CoW of 

approximately 59 people.    

183. As we have seen, the current adopted Core Strategy sets out policy as regards affordable housing in policy S16. It 

states that the Council will seek to exceed a target of 30% of all housing to be affordable. The Draft London Plan, 

while not yet adopted policy, should be taken into consideration. In policy H5, this document seeks 50% of new 

dwellings to be affordable.   

184. Although the waiting list is only a snapshot in time, assuming SNF is successful in achieving the dwelling numbers put 

forward in this HNA (the interim housing number is 276 dwellings), there does not appear to be a requirement for the 

Neighbourhood Plan to set its own affordable housing target on the basis of this data. Nevertheless, it may reference 

the waiting list and mention the need to work closely with the LPA to ensure the needs of those on the housing waiting 

list continue to be met.  

185. It is important to note that even after the Neighbourhood Plan is adopted, the CoW’s affordable housing policy will 

continue to apply, and it will still be CoW that will control the housing waiting list and negotiate affordable housing 

commitments with developers as part of the development management process. 

  

Affordability – key points 

 At the London scale, in 2017 the LQAR in the city was 12.4, the number of Westminster was 15; in 

Soho, based on house price data from local estate agents and CACI household income data, the 

figure is 21.4, reflecting the extreme affordability issues for households on lower incomes in the NA. 

 In order to facilitate access to suitable accommodation in Soho, it is essential that Affordable Housing 

products are delivered within new residential development, this should make use of the tenures 

introduced by the GLA, the London Affordable Rent and London Living Rent, given that the first 

will be affordable to those on median incomes, and the second on mean incomes.  

 Intermediate tenures, such as shared ownership are also likely to be able to enable some 

households with higher incomes to access suitable dwellings.  

 Starter homes however to do not offer a realistic means of accessing for-sale dwellings on account of 

the gap between income levels, and the resulting mortgage borrowing limit, and the value of entry-

level dwellings.  

 The private rented sector appears to be unaffordable to those on mean incomes; however, those 

with low living costs in other areas of expenditure, may be able to afford to rent privately by devoting a 

substantially larger share of their income than the 'rule of thumb' 25% to housing costs. In addition, 

flat-sharing and ‘co-living tenures’ appear to offer a route to AMH for those unable to afford a self-

contained dwelling of their own.  

 An exodus of lower-paid economic groups has been observed over the inter-censual period with 

roughly 400 people in the DE economic group leaving the West End ward during the inter-censual 

period. 

 There is some evidence the HMA performing efficiently in the lack of evidence of concealment and 

over-crowding in Soho, given this points to households unable to afford to live in Soho moving out to 

other parts of the city. Notwithstanding, this raises important questions as to Soho’s ability to service 

itself in future years.  
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7. RQ 4 Type and size 

RQ4: What type and size (number of habitable rooms) of housing is appropriate given Soho’s unique character and 

demographic? 

186. As identified earlier in this study, PPG recommends a consideration of the existing housing provision and its suitability, 

having regard for demographic shifts in age and household composition as well as affordability, to address future as 

well as current need as regards the type and size of new homes in the NA. For this reason, we start with a 

consideration type and size within the existing housing stock. 

7.1 Background and definitions 

187. Before beginning our consideration of type and size, it is important to understand how different types of households 

occupy their homes. Crucially, household ‘consumption’ of housing (in terms of housing size) tends to increase 

alongside wages, with the highest earning households consuming relatively more (i.e. larger) housing than those on 

lower incomes. Similarly, housing consumption tends to increase, alongside wealth and income, with age, such that 

older households tend to have larger homes than younger households, often as a result of cost and affordability.
40

 

188. In this context, even smaller households (those with smaller numbers of inhabitants, including just one or two people) 

may be able to choose to live in larger homes than their needs would suggest, and thus would be defined in Census 

terms as under occupying their homes.  This is a natural feature of the housing market, and can even distort 

considerations of future housing needs, with market dynamics and signals giving a very different picture than 

demographics, household type and size suggest for future years. 

189. In order to understand the terminology surrounding size of dwellings, it is important to note the number of rooms 

recorded in Census data excludes some rooms such as bathrooms, toilets and halls; and to be clear that data on 

dwelling size is collected on the number of rooms being occupied by each household. In the section that follows, 

‘dwelling sizes’ should be translated as follows:
41

 

 1 room = bedsit 

 2 rooms = flat/house with one bedroom and a reception room/kitchen 

 3 rooms = flat/house 1-2 bedrooms and one reception room and/or kitchen 

 4 rooms = flat/house with 2 bedroom, one reception room and one kitchen 

 5 rooms = flat/house with 3 bedrooms, one reception room and one kitchen 

 6 rooms = house with 2 bedrooms and 2 reception rooms and a kitchen, or 3 bedrooms and one reception 

room and a kitchen 

 7+ rooms = house with 3, 4 or more bedrooms 

 

190. It is also useful to clarify somewhat the Census terminology around dwellings and households spaces, which can be 

confusing in the context of flats, apartments, shared and communal dwellings, and houses in multiple occupation, 

types which may typically fall into the private rented sector. Dwellings are counted in the Census by combining 

address information with Census returns on whether people’s accommodation is self-contained,
42

 and as such all 

dwellings are classified into either shared or unshared dwellings.  Household spaces make up the individual 

accommodation units forming part of a shared dwelling.  

191. The key measure of whether a dwelling is shared or unshared relates to the Census’ definition of a household. A 

household is defined as “One person living alone or a group of people (not necessarily related) living at the same 

address who share cooking facilities and share a living room or sitting room or dining area.”
43

 On this basis, where 

unrelated residents of a dwelling share rooms other than a kitchen, this would be considered a single household in an 

unshared dwelling, whilst where only a kitchen is shared, each resident would be considered their own household, 

and the dwelling would be considered shared. 

                                                                                                                     
40

 SHMA15, pp.130, para 8.5 
41

 https://www.nomisweb.co.uk/census/2011/qs407ew 
42

 https://www.gov.uk/guidance/dwelling-stock-data-notes-and-definitions-includes-hfr-full-guidance-notes-and-returns-form 
43

 Ibid. 
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192. As we have seen, this is of relevance to Soho given that the notion of people sharing accommodation is seen as one 

way of enabling people to access affordable accommodation in Westminster.  

7.2 Existing types and sizes 

193. Table 7-1 below presents data relating to the distribution of types of dwellings in Soho, CoW and England. The data 

relating to Soho and CoW are broadly comparable; notwithstanding, it is worth pulling out some notable contrasts. 

Firstly, all dwellings in Soho are flats bar a small number of terraced dwellings, whereas in CoW there is a small but 

significant proportion of dwellings that are terraced homes; in addition, there are a number of detached and semi-

detached dwellings (added ‘whole house’ types represent around 11% of all dwellings). Furthermore, a significant 

proportion of flats in Soho are in commercial buildings. This is indicative of the ultra-mixed nature of the NA in terms of 

land-uses, with office, residential, retail and civic uses existing cheek by jowl.  

Table 7-1: Accommodation type (households) in Soho, 2011 

Dwelling type   Soho Westminster England 

Whole house or bungalow Detached 0.2% 1.2% 22.4% 

  Semi-detached 0.2% 1.8% 31.2% 

  Terraced 1.8% 7.9% 24.5% 

Flat, maisonette or apartment Purpose-built block of flats or tenement 69.4% 67.4% 16.4% 

  Parts of a converted or shared house 8.9% 20.0% 3.8% 

  In commercial building 20.6% 3.1% 1.0% 

Source: Census 2011, AECOM calculations 

 

194. In Table 7-2 below we consider the distribution of sizes of dwellings by using the number of habitable rooms occupied 

by households within the NA at the time of the last Census as a proxy. Households occupying bedsits and one 

bedroom flats make up 38% of the whole stock. Those occupying larger flats of 3 and 4 habitable rooms represent 

roughly half the stock, and very large dwellings (for Soho) of 5 habitable rooms or more, around 12% of the stock. 

These numbers reveal significant contrasts with CoW, in which only 19% of households occupy dwellings of 1 and 2 

rooms, and a larger proportion of households occupy what would commonly be regarded as medium sized family 

dwellings (3 and 4 room properties, 20% as opposed to 8% in Soho). 

Table 7-2: Number of rooms per household in Soho, 2001-2011 

  2001 2001 2011 2011 

Number of rooms Soho Westminster Soho Westminster 

1 room 113 5828 152 5661 

2 rooms 213 11829 403 14088 

3 rooms 403 25021 461 28089 

4 rooms 178 23633 277 28759 

5 rooms 60 13118 83 15556 

6 rooms 26 5114 37 5908 

7 rooms 7 2631 10 2793 

8 rooms or more 3 3998 12 1863 

9 rooms or more     18 3055 

      1453 105772 

Source: Census 2001 and 2011, AECOM calculations 

195. Table 7-3 below describes the same data as shown in Table 7-2 above, but this time expressed as percentages so as 

to show more clearly the change that has taken place during the inter-censual period. According to Census, the 

number of dwellings in Soho increased from 1,117 in 2001 to 1,665 in 2011, an uplift of 548 dwellings.  

196. The data in Table 7-3 provides an indication of the way this growth has been distributed across different sizes of 

dwelling, using habitable rooms per household as a proxy. This data suggests the greatest growth in terms of numbers 

of homes has been dwellings of 1 and 2 habitable rooms (229), followed by larger flats with 3 or 4 habitable rooms 
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(157); together these constitute 386 dwellings, the bulk of all new dwellings that came into existence during the inter-

censual period.  

Table 7-3: Rates of change in number of rooms per household in Soho, 2001-2011 

Number of rooms Soho Westminster England 

1 room 34.5% -2.9% -5.2% 

2 rooms 89.2% 19.1% 24.2% 

3 rooms 14.4% 12.3% 20.4% 

4 rooms 55.6% 21.7% 3.5% 

5 rooms 38.3% 18.6% -1.8% 

6 rooms 42.3% 15.5% 2.1% 

7 rooms 42.9% 6.2% 17.9% 

8 rooms or more 900.0% 23.0% 29.8% 

Source: Census 2001 and 2011, AECOM calculations 

 

 
 

7.3 Factors affecting size of housing needed: household composition 

197. As noted earlier, household composition has an influence on the type and size of home households choose to occupy, 

and is the main determinant of whether, in the eyes of policy makers, a given household has access to suitable 

accommodation, or whether they are over- or under- occupying their home. For this reason, in our assessment of 

whether the current stock is suited to the needs of the current population, it is necessary to investigate the profile of 

household composition in the NA.  

198. Table 7-4 below sets out the distribution of the population into different household types at the time of the last Census. 

This data reveals contrasts with data for CoW; there are a significantly higher proportion of people living on their own 

in Soho compared with Westminster, 59.1% as against 45.3%. The difference in the representation of family 

households is also striking, 25.7% for Soho, compared with 40.4% for CoW. In addition, among family households 

there are fewer with dependent children, 7.1%, compared with 16.6%. For both geographies, 'other household types', 

that is to say dwellings that are shared by two or more households, represent a significant minority.  

Table 7-4: Household composition (by household) in Soho, 2011 

    Soho Westminster England 

One person household Total 59.1% 45.3% 30.2% 

  Aged 65 and over 11.2% 10.4% 12.4% 

  Other 47.8% 34.8% 17.9% 

One family only[1] Total 25.7% 40.4% 61.8% 

  All aged 65 and over 0.7% 2.6% 8.1% 

  With no children 15.4% 15.4% 17.6% 

  With dependent children 7.1% 16.6% 26.5% 

  All children Non-Dependent 2.5% 5.8% 9.6% 

Other household types Total 15.3% 14.3% 8.0% 

Source: Census 2011, AECOM calculations 

Type and size of current housing stock - key points 

 In contrast to CoW as a whole, all dwellings in Soho are flats bar a small number of terraced dwellings.  

 Compared with CoW, a very high proportion of the housing stock is the smallest unit size, bedsits and one-

room flats (38%). 

 Development over the inter-censual period has generated a large number of the smallest units, dwellings of 1 

and 2 habitable rooms (229) followed by larger flats with 3 or 4 habitable rooms (157); together these represent 

the great majority of dwellings built over the period.  
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199. In Table 7-5 below we present how the profile of household composition shifted in the NA during the inter-censual 

period. The data shown here leads us to qualify the findings from the previous table. Firstly, the number of families 

with dependent children has increased significantly in the NA, by 39.2%, or 29 households. Nevertheless, the over-

arching characteristic of the neighbourhood as a place popular with people living on their own, or as childless couples, 

endures. These groups together increased by 295 households over the inter-censual period. A further important 

observation is the decline in households of people aged 65 and over; one person households and family households 

of this type declined by 62 households over the period.  

Table 7-5: Rates of change in household composition in Soho, 2001-2011 

    2001 2001 2011 2011 

    Soho Westminster Soho Westminster 

  All households 1006 91172 1453 105772 

One person household Total 674 44914 858 47893 

  Aged 65 and over 219 12765 163 11035 

  Other 455 32149 695 36858 

One family only[1] Total 234 33636 373 42784 

  All aged 65 and over 16 2807 10 2712 

  With no children 113 12848 224 16301 

  With dependent children 74 13077 103 17599 

  All children Non-Dependent 31 4904 36 6172 

Other household types Total 98 12622 222 15095 

Source: Census 2001 and 2011, AECOM calculations 

200. Table 7-6 below allows us to consider contrasting trends in Soho and CoW by presenting the same data in the 

previous table in percentage terms. This suggests similar but less extreme trends exist within Westminster as a whole 

as exist in Soho. For example, the decline in those aged 65 and above in the NA is 25.6%, whereas in CoW it is 

13.6%. Similarly there has been a growth in families with children within both Soho and Westminster, although it is 

important to note the percentage increases in the NA start from a very low base. Nevertheless, is it true to say that, 

while taking into consideration important demographic contrasts, the trends identified appear to be shared. 

Table 7-6: Rates of change in household composition in Soho, 2001-2011 

Household type   

Percentage 
change, 2001-
2011     

    Soho Westminster England 

One person household Total 27.3% 6.6% 8.4% 

  Aged 65 and over -25.6% -13.6% -7.3% 

  Other 52.7% 14.6% 22.7% 

One family only Total 59.4% 27.2% 5.4% 

  All aged 65 and over -37.5% -3.4% -2.0% 

  With no children 98.2% 26.9% 7.1% 

  With dependent children 39.2% 34.6% 5.0% 

  All children non-dependent 16.1% 25.9% 10.6% 

Other household types Total 126.5% 19.6% 28.9% 

Source: Census 2001 and 2011, AECOM calculations 

201. Given the shared trends with CoW, it is worth considering how household composition is forecast to change in future 

years at the Borough level. In Table 7-7 below we reproduce Table 4.1 from WHMS13; using GLA 2013 household 

projections, the number of households in Westminster is forecast to grow from 114,110 in 2014 to 128,167 by 2033, 

an increase of 728 households a year.
44

 Within this headline number, the sharpest increase is among one person 

households and couples with no children. Strikingly, the trend observed in Census data towards a modest increase in 

families with children is forecast to go into reverse, with modest falls in this household type. If it is true to say trends at 
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the Borough level are reproduced in Soho, but in a more extreme way, then this suggests that, overwhelmingly, the 

demand for dwellings in Soho will come from smaller household types.  

Table 7-7: Projected annual household growth by household type 2014-2033 

 
Source: GLA 2013 round Trend-based household projections (central scenario) 

 

202. It is also worth pulling out contrasts with forecasts for London as a whole as these provide further points of 

comparison with Soho and Westminster. In Figure 7-1 below we re-produce Figure 38 from the LSHMA. In contrast 

with both Soho and Westminster, there is growth across all household types between 2016 and 2041. In common with 

the smaller geographies this is however dominated by small households (family, no dependent children and single 

households) with a relatively modest increase in households with dependent children. This underlines the role of 

London as a place where people come in search of economic opportunities at an early stage in their careers, before 

moving out of the city when they decide to have children, if they can afford to do so.   

Figure 7-1: Annualised growth in households by type 2016 to 2041 

 
Source: 2017 London SMHMA 

 

203. In Figure 7-2 below we reproduce Figure 69 from LSHMA; this illustrates with clarity the relatively minor role played by 

families with children among the demographic shifts forecast to take place in London over the next couple of decades.  

204. In conclusion, it can be said that Soho, Westminster and London exhibit similar trends though to a lesser degree the 

higher the geography. For example, CoW does not share the small increase in families with children seen at the 
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regional (London) level; Soho is likely to show a similar decline in this household type but to a greater degree than the 

borough.  

Figure 7-2: Projected annualised household growth 2016-2041 by type and number of children 

 

Source: 2017 London SHMA 

 

7.4 Factors affecting size of housing needed: age structure 

205. In Figure 7-3 below we set out the distribution of the population according to age. The sharp bias towards younger 

households is apparent from this data. This data also reflects the presence of many childless couples, given that the 

high proportion of those aged 25-44 does not translate into a higher proportion of children aged 0-15. While there are 

similarities with CoW, for example among those aged 16-24 and those aged over 45, the proportion of those aged 25-

44 is significantly greater in the NA.  

Household composition – key points 

 There are a significantly higher proportion of people living on their own in Soho 

compared with Westminster, 59.1% as against 45.3%. The difference in the 

representation of family households is also striking, 25.7% for Soho, compared with 

40.4% for CoW. In addition, among family households there are fewer with dependent 

children, 7.1%, compared with 16.6%. For both geographies, 'other household types', 

that is to say dwellings that are shared by two or more households, represent a 

significant minority.  

 People living on their own and childless couples households increased significantly in 

Soho during the inter-censual period, while households of people aged 65 and above 

declined.  While trends in household composition are shared between Soho and CoW as 

a whole, CoW presents a less extreme picture.  

 Forecast change in household composition at the CoW level suggests the sharpest 

increase will be among one person households and couples with no children, with family 

with children households going into decline. The evidence suggests Soho will share 

these trends with the wider Borough. 
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Figure 7-3: Age structure 

 
Source: Census 2011, AECOM Calculations 

 

206. Figure 7-4 below provides data as to how the age structure within both Westminster and Soho has changed during the 

inter-censual period. It is notable there has been a substantial increase in younger age groups (those aged under 44). 

The fall in the numbers of those aged 65 and above reinforces the findings from the household composition data that 

households of older people are, overall, in decline in the NA. This is in contrast with the CoW that has seen an 

increase in the elderly population. 

Figure 7-4: Rate of change in the age structure of the population of Soho, 2001-2011 

  2001 2001 2011 2011 

Age group Soho Westminster Soho Westminster 

0-15 118 24474 190 32584 

16-24 136 24309 278 25911 

25-44 580 73243 1186 91612 

45-64 296 36849 505 44775 

65-84 244 19678 208 21414 

85 and over 31 2733 43 3100 

  1405 181286 2410 219396 

Source: Census 2001 and 2011, AECOM calculations 

 

207. In Figure 7-5 below we reproduce Figure 22 from the LSHMA; this presents data relating to the age structure of 

London and the rest of the UK and demonstrates the capital’s younger demographic. This is driven in part by 

migration trends; the LSHMA comments that, “both domestic and international inflows contain high proportions of 

people aged twenty to thirty, attracted to London for work or education, whereas flows away from London contain a 

higher proportion of children and older adults. This reflects an established pattern of migration for London: a tendency 

for people to move out to the suburbs or surrounding counties to raise families.”
45

 

                                                                                                                     
45

 LSHMA, pages 30,31 

0%

10%

20%

30%

40%

50%

60%

0-15 16-24 25-44 45-64 65-84 85 and over

P
e
rc

e
n

ta
g

e
 o

f 
P

o
p

u
la

ti
o

n
 

Age Band 

Soho

Westminster

England



AECOM   52 

 

 
      
 

    AECOM 
 

 

Figure 7-5: Projected annualised household growth 2016-2041 by type and number of children 

 

Source: 2017 London SHMA 

208. In contrast to London as a whole however, the LSHMA remarks that “the fastest rates of population growth are 

expected to be among older age groups (due both to the ageing of ‘baby boomers’ and rising life expectancies), which 

in turn will accelerate growth in the number of households due to the propensity of older people to form smaller 

households.”
46

  

209. This reveals one of the key differences between Soho and the rest of the city (both CoW and London as a whole), 

where in London the concentration of relatively young population is taking place in conjunction with the growth of the 

elderly population, in Soho, they are moving in the opposite direction, with young people moving in, and older people 

in decline.  

210. Age structure has a bearing on the size of dwellings people occupy. Figure 7-6 below shows how different age groups 

occupy dwellings in the CoW, revealing that, as people age beyond 55, they tend to seek smaller dwellings, bearing 

out the notion of ‘down-sizing’ among older age groups.  

211. This data combines that of affordable and market dwellings; it is important to note there is only a weak relationship 

between household composition and size of dwelling among those occupying market dwellings, but the relationship 

between composition and size of Affordable Housing is more pronounced.  

212. The conclusion that should be drawn is that, in planning for the growth of one person and childless couples, plan-

makers should pay more attention to age structure which suggests a significant proportion of these household types, 

who are able to live in market dwellings, will choose to live in two or even three bedroom homes.   
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Figure 7-6: Age of household reference person by number of bedrooms (Westminster) 

 

Source: Census 2011, AECOM calculations 

 

7.5 The housing market context 

Market homes 

213. As part of our investigation into the property market, AECOM canvassed the views of two agents operating in Soho, 

Greater London Properties (GLP) and Winkworth. In Figure 7-7 below we set out findings from both agents in 

response to the question, ‘What sizes of property are in demand from buyers? Please assign 1 to 5 for each size of 

dwelling to indicate the level of demand where 1 equals very high demand, and 5 very low demand.’ The feedback 

suggests that demand from buyers is greatest among smaller to medium sized flats of 1, 2 and 3 bedrooms.  
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Age structure – key findings  

 Age structure data suggests Soho has a relatively young population, with the 25-44 age group 

significantly greater than for either Westminster or London.  

 The presence of this younger population suggests a large component of the population is relatively 

wealthy professionals who have chosen Soho for its metropolitan characteristics. 

 In London the concentration of a relatively young population is taking place in conjunction with the growth 

of the elderly population; in Soho, they are moving in the opposite direction, with young people moving in, 

and older people in decline. 

 Age structure data supports the notion that people choose to live in smaller dwellings as they age beyond 

55; given the decline of the older population, and the preference among those who can afford market 

dwellings for more space, this should temper the argument for future development to concentrate on the 

smallest unit sizes. 
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Figure 7-7: What sizes of property are in demand from buyers?
47

 

 

Source: Estate Agent Survey 

214. Figure 7-8 below sets out the responses to estate agents to the question, What sizes of property are in demand from 

renters? Please assign 1 to 5 for each size of dwelling to indicate the level of demand where 1 equals very high 

demand, and 5 very low demand. In terms of demand from people renting privately, the feedback is that demand is 

concentrated among smaller units of 1 and 2 bedrooms, although the smallest type of flat, a bedsit, is less popular 

than 1 and 2 bed properties. 

Figure 7-8: What sizes of property are in demand from renters? 

 

Source: Estate Agent Survey 

215. Figure 7-9 below sets out the feedback from of estate agents in response to the question, ‘What level of supply is 

coming onto the market? (Please assign 1 to 5 for each type of housing to indicate the level of supply where 1 equals 

very strong supply, and 5 very weak supply.) The feedback suggests a fairly down-beat assessment; even where 

demand is greatest among the 1 and 2 bed dwellings. This of course reflects the constraints on development and the 

short supply of developable sites; the evidence also suggests intensification of sites should be encouraged where 

appropriate so as to better satisfy demand and operate a moderating influence on house prices.  
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Figure 7-9: Supply of homes 

 

Source: Estate Agent Survey 

216. This view is reinforced by verbal evidence in which agents have commented, there is 'not nearly enough supply of 

studio, one and small two bedroom apartments to meet supply' (GLP) and 'No, there should be a lot more. Stock is 

low.' (Winkworth); the latter went on to comment that 'as long as there is a shortage of property in the long-term, 

prices for selling and renting will remain high. Soho is a rather special area and full of creative artistic people and 

young businessmen who have money and like the lifestyle.’ 

217. The relatively strong supply of dwellings of 1 and 2 bedrooms in size set out in Figure 7-9 suggests the private sector 

is responsive to demand signals (note the lower the rating shown in Figure 7-9, the higher the demand). The shortage 

of supply is therefore less likely to be to do with market failure than with the difficulty of bringing forward development 

in the tight urban fabric in Soho. The effect of this is that house prices, as we have seen earlier in this report, are high 

even by Westminster standards.  

218. On way to address affordability is to increase supply by relaxing planning controls, for example simplifying change of 

use and supporting development by proactively allocating sites; another is to encourage the supply of smaller units 

that, by definition, will be relatively inexpensive. This opens a wider question as to whether policy is an appropriate 

instrument with which to guide the size of market dwellings. WHMA14 provides clear advice against using policy to 

alter the size profile of market homes;  

219. “The data on actual delivery of new homes would indicate that two-bed properties are built in somewhat larger 

numbers than one-bed properties. Developers would not be doing this if this did not make commercial sense. While 

one-bed properties have the advantage of being more affordable to a wider range of potential purchasers, this limits 

letting or sales to singles and couples. New two-bed properties can also be marketed to owner occupiers or tenants; 

wealthy singles, couples, sharers and small families. Thus, in the market sector, Wessex Economics take the view 

that it is appropriate for CoW to plan for a mix of different units sizes, and not to be overly prescriptive. However, it 

may be appropriate to have policies to limit supersize properties since there is an opportunity cost to this in terms of a 

smaller number of units being delivered.”
48

 

220. This view is broadly consistent with the feedback AECOM has received from estate agents who suggest demand, 

while strong for 1 bed dwellings, is maintained at a similar level for 2 and 3 bedroom homes.  

221. WHMA14 goes on to suggest that “the development sector will accurately reflect patterns of demand in terms of the 

proposals it brings forward for new housing developments. While CoW may appropriately seek to change the dwelling 

mix in development schemes, to call for major change in the housing mix of new market homes would need a very 

robust evidence base if the developer were to oppose such a change. This evidence base does not currently exist… 

seeking major change to development proposals in terms of the size mix of dwellings could also affect development 

viability, and hence work against the objective of maximising housing delivery in Westminster and maximising 
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affordable housing contributions. Therefore there must be robust reasons for seeking to change the size mix of 

dwellings in proposals put forward for private housing development.”
49

 

222. The suggestion here is if SNF seeks to influence development through policies on the size of dwellings, for example 

encouraging small dwellings such as bedsits and 1 bedroom flats to the exclusion of larger homes, such a policy could 

backfire by undermining viability, reducing supply of both market and Affordable Housing still further. 

Affordable homes  

223. In contrast to market homes, as a result of eligibility criteria, there is a strong relationship between the size of 

Affordable Homes (AH) and household composition; for this reason there is a more compelling argument that planning 

policy should seek dwellings of a certain size with reference to evidence related to household composition. In Table 

7-8 below we reproduce a figure from WHMA14; this provides an indication of suitable sizes of Affordable Housing to 

those on the housing waiting list in Westminster in 2014.  

224. Figure 7-8 provides evidence that, while there are a significant number of households seeking 1 bed and studio 

accommodation, the need for larger dwellings of two and three bedrooms is where the greatest need exists. WHMA14 

concludes that “the analysis…indicates that the pressure on one-bedroom social rented properties is much less than 

for larger homes. Thus, the shortage of supply is relatively greater the larger the home, when one looks at the figures 

based on requirements of those on the CoW waiting list. This provides a case for boosting the supply of larger 

homes.”
50

 

Table 7-8: Number of households on the waiting list in Westminster, by size of home needed 

 
Source: City of Westminster. Note: rounded to nearest 10 

 

225. In Figure 7-9 below we reproduce Table 28 from WHMA14; this provides a specific prescription as regards the split of 

sizes of Affordable Homes in CoW.  

Table 7-9: Indicative size requirements for Affordable Housing 

 
Source: Wessex Economics

51
  

226. By way of explanation, Wessex Economics comment, ‘For social/affordable rent, indicative size requirements are 

based on the characteristics of households on the waiting list, the profile of the existing stock of homes and pattern of 

re-lets in recent years. The dominant requirement across both social and intermediate tenures is for 2-bed and larger 

properties. The proportions suggested in Figure 28 (reproduced as Table 7-9 above) recognise that, although 

households who need one bedroom properties are numerous, the stock is biased heavily in favour of 1 bedroom 

properties, lettings are most frequent amongst this type of accommodation and the greatest pressure is on the larger 

housing stock. For this reason, Wessex Economics suggest that the focus is on the provision of 2 and 3 bedroom 
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 Size requirements for social households based on waiting list size requirements, lettings of social homes by size, ratio of households to 
re-lets by size of property and priority households on intermediate waiting list. Size requirements for intermediate households based on 
Priority 1 and 2 applicants on intermediate register. 
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properties as the first priority. There is very significant pressure on 4 bedroom properties but relatively fewer 

numbers.’
52

  

227. Table 7-10 re-produces Table 4 from the LSHMA; this describes the relationship between tenure and household 

composition revealing that across London, while a significant amount of demand for Affordable Housing is coming 

from one person households, need also exists among large families of five or more individuals, and lone parent 

households of 3 or more individuals. The data presented by Wessex Economics to support the delivery of larger 

homes in the Affordable Housing sector is consistent with need across London as a whole.  

Table 7-10: Current tenure by household type 

 

Source: Wessex Economics
53

  

The impact of income on types and sizes of homes (and the impact of age on income/employment) 

228. Affordability suggests the delivery of smaller dwellings to enable new generations of young people to live in Soho; 

there is also a clear role to be played by sharing and co-living units in the delivery of affordable accommodation for 

private rent. 

7.6 Conclusions 

229. The demand for market for sale dwellings is concentrated equally among dwellings of 1, 2 and 3 bedrooms; for people 

renting, smaller flats are most in demand of 1 bedroom. 

230. Local agents report a weak supply of new dwellings coming onto the market; this reflects the constraints on supply of 

developable land.  

231. The delivery of a large number of smaller units of 1 and 2 habitable rooms, and a significant supply of three bedroom 

homes over the inter-censual period suggest the private sector is responsive to market demand.  

232. This should be taken as a strong indication that policy that seeks to influence the size of market homes is not 

required.  

233. This is in contrast to AH where there is a significant demand for larger dwellings; on the private market, these would 

be unaffordable to most households. Therefore, to retain the demographic balance in the community, it is appropriate 

for housing policy in Soho to seek a balance of unit sizes, including three bedroom dwellings. 
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8. Market signals  

8.1 Background and definitions 

234. The current PPG highlights the importance of taking ‘market signals’ into account when assessing housing need, 

given they provide an indication of the balance between demand and supply. This is particularly important to consider 

given the significant and well-documented changes in the housing market over recent years, not least in London, 

which were exacerbated by the economic downturn and subsequent issues in obtaining mortgage finance. The 

current PPG states:  

The housing need number suggested by household projections (the starting point) should be adjusted to 

reflect appropriate market signals, as well as other market indicators of the balance between the demand 

for and supply of dwellings. Prices rising faster than the national/local average may well indicate particular 

market undersupply relative to demand.
54

 

235. These market signals relate to supply and demand trends within the housing market, and as well as broader economic 

trends that have an impact on the housing market. The current PPG goes on to assert that where there is evidence of 

an imbalance in supply and demand, an uplift in planned housing numbers – compared to those derived solely from 

MHCLG household projections – is required in order to increase the supply of housing to meet demand and tackle 

affordability issues: 

This includes comparison with longer term trends (both in absolute levels and rates of change) in the: 

housing market area; similar demographic and economic areas; and nationally. A worsening trend in any 

of these indicators will require upward adjustment to planned housing numbers compared to ones based 

solely on household projections. 

In areas where an upward adjustment is required, plan makers should set this adjustment at a level that is 

reasonable. The more significant the affordability constraints (as reflected in rising prices and rents, and 

worsening affordability ratio) and the stronger other indicators of high demand (eg the differential between 

land prices), the larger the improvement in affordability needed and, therefore, the larger the additional 

supply response should be.
55

 

236. It is worth contextualising such adjustments in two ways in the case of the Soho NA. Firstly, Westminster has some of 

the highest house prices and rents in the country, and has also seen “very rapid house price growth since 2009 and 

consistent growth over a much longer time frame….This reflects the intrinsic appeal of many parts of Westminster.”
56

 

Whilst calculations of housing need, as influenced by market signals considerations, should be unconstrained by 

supply side constraints, clearly, demand for housing in Westminster will never be met given that it is already highly 

built-up, and that it is one of the most desirable places to live in the country (as evidenced by high prices and price 

growth).  

237. Indeed, the WHMA highlights “the distinctive pattern of demand that is very different to that in the rest of the country, 

and quite different to many other London Boroughs.”
57

 It suggests that in particular that a large share of homes are 

bought by investors for the purposes of renting to tenants (although these function primarily as an investment rather 

than an income stream), a portion are bought as second homes (which may also have an investment function), and a 

very high percentage of cash buyers means that the sales market does not operate in line with mortgage markets as it 

would in most other parts of the country.
58

  

238. In this context, it suggests that assessing housing need in pure quantity terms within Westminster itself may not be 

appropriate given that it forms part of the wider London Housing Market Area, and that the two are inextricably 

interlinked.
59

 Indeed, given that Westminster is the major centre of employment in London, with 656,000 jobs verses 

just 247,600 residents,
60

 the majority of Westminster’s workforce clearly lives outside of the Borough, and may indeed 

live outside of London. As such, economic projections of jobs growth within Westminster may have little direct impact 

on demand for housing in the area, and it is our view that this is also true for the Soho NA.  Furthermore, given what 

has been discussed above regarding investment properties in Westminster, it seems unlikely that there is significant 
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link between housing demand and economic projections for Westminster.  Still, we have considered these links in 

more detail below. 

239. Regardless, the WHMA puts forward a capacity-constrained target of 1,068 dwellings per annum (no unconstrained 

figure is given), and this figure already represents a 45% uplift on the dwellings required as a result of core 

demographic projections (736 dwellings per annum), reflecting the very high market demand in the area. Indeed, 

considering the new Standard Methodology, this produces a figure of 1,495 dwellings per annum of unconstrained 

need, which would represent a full 45% uplift to the adopted Local Plan Figure.  

240. Secondly, it is worth considering the wider housing market area (i.e. London), and the new London SHMA 2017, and 

its application of market signals to housing need (as well as adjustments it makes to clear backlogs of housing need,
61

 

representing a departure from national methods focused on constrained household formation as a result of 

unaffordability
62

).  

241. Indeed, in the context of household projections providing a baseline from which to make appropriate uplifts taking into 

account market signals, the GLA produces its own household projections (the detailed methodology is not reviewed 

here in the interests of brevity), which have been tested at Examination in Public and found sound.  

242. This produced annual household growth from 2016-2041 of 79,000 additional households per annum, verses 

MHCLG’s 2014-based household projection of 55,600 additional households per annum from 2014-2039. As such, the 

GLA’s projections, which have been used in their current iteration to inform the London SHMA 2017, and in previous 

iterations to inform the WHMAs, represent a 42% uplift on national projections in their own right (although the period is 

not directly comparable). 

243. Looking at Westminster specifically,  the MHCLG 2014-based household projections suggest an average annual 

increase of 1,637 households to 2039, whilst the more recent GLA estimates from 2016 suggest annual household 

growth of 2016-2041 of just 1190 per annum over that period. It is worth noting however that the GLA’s estimates for 

other periods were less conservative (for example, for the 25 years from 2011 to 2036, the average annual increase 

was 1,604 households, which was more in line with the MHCLG projection, and for 2014-2039, the projection was 

1,398 households per annum). 

244. These figures, shown in the table below, show the difficulty in projecting population changes, and especially 

household changes, in future years, particularly farther into the future. The difficulties are in turn compounded by the 

challenge of precisely estimating the impact of additional housing on housing market signals, i.e. precisely estimating 

the extent of any uplift to core demographic projections which would be required to improve market signal indicators 

such as the affordability of housing. 

Table 8-1: Westminster average household projections by source and time period 

 2012 based to 2037 2014 based to 2039  

MHCLG Household Projections 139,024 154,586  

  2014 based to 2039 2016 based to 2041 

GLA Household Projections  148,614 150,360 

Source: MHCLG Household Projections, GLA Household Projections 

245. Now that we have considered which household projections are most appropriate to use as the starting point upon 

which to apply adjustments to improve market signals factors, below we outline the factors which we have deemed it 

necessary to assess, in accordance with PPG: 

 Flows of employment, commuting, and migration  

 Housing market sales prices, sales volumes and rental prices 

 The rate of development and buildout in relation to planned supply and approvals 

 Overcrowding, concealment, and rates of occupation 

 

 

 

                                                                                                                     
61

 London SHMA 2017, pp.77 
62

 Ibid. pp.83 



AECOM   60 

 

 
      
 

    AECOM 
 

 

8.2 Flows of employment, commuting, and migration 

246. As we have already discussed, employment can have an impact on the demand for housing, however, in the case of 

Soho in particular, this must be considered in the context of flows of commuting and migration, that is, the extent to 

which those working in Soho are actually likely to live there (and vice versa), and the extent to which households are 

likely to move to Soho (or away from there) to be closer to their employment. 

247. Soho had a fairly high rate of economic activity overall in 2011 in comparison to Westminster, and indeed even Inner 

London, likely reflecting the fact that living in Soho is expensive, and thus likely to be difficult for those not 

economically active.  

Table 8-2:  Economic activity in Soho, 2011 

Economic 
category 

 Soho Westminster Inner London London England 

Economically 
active 

Total 76.5% 68.6% 72.0% 71.7% 69.9% 

 Employee: Full-time 42.4% 41.5% 41.1% 39.8% 13.7% 

 Employee: Part-time  6.7% 7.2% 9.4% 10.9% 38.6% 

 Self-employed 18.8% 12.6% 11.6% 11.7% 9.8% 

 Unemployed 4.5% 4.5% 5.6% 5.2% 4.4% 

 Full-time student 4.1% 2.8% 4.3% 4.1% 3.4% 

Economically 
inactive 

Total 23.5% 31.4% 28.0% 28.3% 30.1% 

 Retired 5.2% 6.8% 6.2% 8.4% 13.7% 

 Student 6.9% 10.2% 9.0% 7.8% 5.8% 

 Looking after home or family 2.8% 5.4% 4.9% 5.2% 4.4% 

 Long-term sick or disabled 4.9% 4.8% 4.2% 3.7% 4.1% 

 Other 3.8% 4.1% 3.6% 3.2% 2.2% 

Source: Census 2011 

248. In terms of commuting, 647 economically active residents (42.5% of the total) worked within Westminster itself, as 

shown in the table below. However, of these, census data shows that just 154 (9.6% of the total, or 23.8% of those in 

working within the City) actually worked within the boundaries of the Soho NA itself. Other London boroughs also 

made up a significant proportion of workers in Soho, with more than 95% of residents working within London.  

Table 8-3: Number of residents of Soho NA commuting for work to selected areas 

Westminster 647 

Mainly work at or from home 384 

No fixed place of work 135 

City of London LSOA 126 

LB Camden 125 

RB Kensington and Chelsea 37 

LB Islington 29 

LB Lambeth 16 

LB Wandsworth 10 

LB Brent 7 

Other areas within the UK 79 

Outside UK 3 

Offshore installation 3 

Total 1,601 

Source: Census 2011 

249. This data suggests that many of those living in Soho do so because of its relative accessibility to their work, although 

it must be emphasised that those living in the NA and working somewhere within Westminster including within Soho 

(647) represented just 26.9% of the total population of the NA (2,310).  
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250. Bearing in mind what we have already discussed about Westminster as a key employment area, with far more people 

working in the area than actual residents, it is helpful to consider the workplace population of the Soho NA. The ONS 

defines the workplace population as “an estimate of the number of people working in the area, both residents 

(including both home workers and resident workers with no fixed place of work) and non-resident commuters into the 

area. Note that only commuters who are resident in either England or Wales are included”.
63

 

251. The workplace population in the Soho NA was found to be 48,483 at the 2011 Census, with approximately 81% 

(39,146) of these coming from within London itself (or 37,028, 76%, excluding those living in Westminster), and the 

remainder coming from outside of London. It is worth considering that the workplace population could in fact be higher 

than this, as in central areas of London, some commuters may come from abroad, although these are not counted 

through the Census.  

252. This data shows that the workplace population of the NA is more than twenty times the resident population. The 

implication of this is that any jobs growth that might occur within the Soho NA itself is unlikely to result in increased 

demand for housing within the NA, given that the vast majority of workers in the NA actually live outside of 

Westminster (95.6%). Furthermore, the impact of Crossrail
64

 on bringing additional employees into central London, 

including into Soho via the Tottenham Court Road station, could actually decrease the need for people to live in Soho, 

although those choosing to live in Soho currently may not be willing to compromise their ability to walk to work. 

253. It seems slightly more reasonable to suggest that an increase in employment across Westminster as a whole could 

increase demand for housing in Soho, although we note from the data above that whilst 647 residents of the NA 

worked within Westminster in 2011, a further 519 either worked from home or had no fixed place of work, thus 

suggesting that there are not significant links between employment and housing demand in Soho, or at the very least 

that these links are not particularly strong. 

254. It is also necessary to consider migration, which is in many ways linked to economic performance and job prospects, 

as noted by the PPG, which states that “migration levels that may be affected by changes in employment growth
”65

. 

The Census identified that a majority of residents of the Soho NA (54.1%) were born outside of the UK, verses 53.3% 

across Westminster. However, in Soho, fully 37.7% of these people were born within the EU, whereas across 

Westminster that figure was just 29.9%. The majority (61%) of those people born outside of the UK had however 

resided in the country for more than 5 years at the time of the Census. In our judgement, migration is not a significant 

factor which is in itself driving housing demand in the NA. Our reasoning is derived from three interlinking elements: 

a. A very similar proportion of residents of Soho were born outside the UK as those in Westminster, with migration 
assumptions already taken account of in the various SHMA studies for the area. 

b. The GLA’s population projections also factor in migration, and indeed, appear to significantly inflate the national 
ONS projections primarily on this basis. 

c. The PPG is clear that whilst migration should be taken into account when adjusting demographic projections 
locally, it should not be considered a market signal in its own right, and any “any cross-boundary migration 
assumptions, particularly where one area decides to assume a lower internal migration figure than the housing 
market area figures suggest, will need to be agreed with the other relevant local planning authority under the 
duty to cooperate.”

66
  

Table 8-4: Country of birth and length of residence, Soho 2011 

Place of birth Population 

breakdown 

 Soho Westminster England 

Born in the UK Total  45.9% 46.7% 86.2% 

Born outside the UK Total  54.1% 53.3% 13.8% 

 EU  20.4% 16.0% 3.7% 

 Other  33.7% 37.4% 9.4% 

 Length of residence Less than 2 years 10.6% 10.3% 1.8% 

  2-5 years 10.3% 9.5% 2.2% 

  5 years or more 33.2% 33.6% 9.9% 

Source: Census 2011      

                                                                                                                     
63

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/articles/workplacepopulationanalysi
s/2014-05-23 
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 http://www.crossrail.co.uk/route/property-developments-and-urban-realm/urban-realm-proposals/city-of-westminster 
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 PPG Paragraph: 017 Reference ID: 2a-017-20140306 
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8.3 Housing market sales prices, sales volumes and rental prices 

255. The PPG states that market indicators reflect “the balance between the demand for and supply of dwellings.”
67

 

Indeed, the WHMA14 suggests that “demand for market housing is very high in Westminster – as evidenced by very 

rapid house price growth since 2009 and consistent growth over a much longer time frame. This reflects the intrinsic 

appeal of many parts of Westminster and excellent accessibility to all of central London from most parts of the city.”
68

  

This price growth is shown in the figure below: 

Figure 8-1: City of Westminster and London average house prices 1996-2014 

 

Source: WHMA14 

256. The WHMA14 goes on to highlight the unique role of the Westminster HMA, and its distinctive patterns of demand, in 

particular highlighting the investment function of many dwellings in the City. It also implies that demand for housing in 

the City, both market and affordable, far outstrips supply, with both public and private sectors unlikely to be able to 

deliver to meet these needs in any practicable sense. 

257. In particular, it highlights the fact that between 2000 and 2013, 40% of all new market homes in Westminster were 

delivered in three wards, including the West End/Soho. However, this delivery of supply is unlikely to have dampened 

demand or indeed prices in the NA, as shown in the figure below, with average prices for flats (96% of a total of 213 

sales) growing by more than 88% over the period . This mirrored almost exactly the 89% growth seen across 

Westminster over the same period. 

Figure 8-2: Average price of a flat in the Soho NA, 2008-2017 

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 GROWTH 

£455,667 £615,815 £710,762 £634,833 £591,907 £1,349,326 £968,922 £878,490 £857,733 £1,088,888 88% 

Source: Land Registry PPD 

258. Given the specific nature of the housing market in Westminster and Soho, in our view house prices and market rents 

should not be considered a justification for increasing the housing need figure adopted by the SNF. 

8.4 The rate of development and buildout in relation to planned supply and 

approvals 

259. The PPG suggests that “If the historic rate of development shows that actual supply falls below planned supply, future 

supply should be increased to reflect the likelihood of under-delivery of a plan.”
69

  

260. Data provided by COW suggests that between 2011-2017, 327 homes were completed in the Soho NA, or an average 

of 47 homes per annum. This compared with dwellings growth over the 2001-2011 period of 548 homes in total, or 55 

dwellings per annum, which was approximately 17% higher. We also note that there were a total of 784 units across 

the NA, with 238 of these under construction currently, and 144 not started. As such, just 47% of the net dwellings 

were actually completed in this period, with 18% not started.  

261. Looking at the picture across Westminster, a similar percentage of permissions, around 18% had not been started 

over this period, with just 39% completed. However, we note that the SHMA states “over the medium term CoW has 

therefore been able to deliver more homes than required by the current London Plan”.
70
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 WHMA, pp.21 
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8.5 Overcrowding, concealment, and rates of occupation 

262. The PPG suggests that another indicator of demand in the housing market is the prevalence of overcrowding, 

concealed and sharing households in the NA.
71

 This is because demand for housing in the area can manifest itself in 

the over-occupation of housing stock, that is, where supply is inflexible and there are barriers to accessing housing, 

families or indeed other households may be living in overcrowded conditions rather than moving to a larger and or 

more suitable home. 

263. One of the most reliable indicators of overcrowding is the ‘persons per room’ data collected at the household level 

during the Census (the number of persons in the household per room in the dwelling). Table 8-5 below shows the 

number of households living at different levels of crowding for both the NPA and the CoW.  

Table 8-5: Trends in number of persons per room in Soho, 2001-2011 

Persons per room Soho   Westminster   

 2001 2011 Change 2001 2011 Change 

Up to 0.5 persons per room 669 901 35% 58639 65441 12% 

Over 0.5 and up to 1.0 persons per room 284 477 67% 27545 34656 26% 

Over 1.0 persons per room 61 75 23% 4988 5675 14% 

Source: Census 2001/2011, AECOM calculations 

264. The data shows that there have been increases in the number of households with all occupancy ratings in both Soho 

and Westminster, although proportionally, the rate of overcrowding in Soho dropped from 6.0% of households in 2001 

to 5.2% of households in 2011 (in the context of a similar but smaller reduction across Westminster, from 5.5% in 2001 

to 5.4% in 2011).  Of more concern was the relatively high proportion of people living in relatively crowded conditions 

(over 0.5 persons per room, i.e. less than two rooms per person, which includes kitchens but not other utility rooms 

such as WCs, halls or storage).  

265. The significant growth in households of 67% with this occupancy is quite indicative of high housing demand in Soho, 

and indeed represents a much more significant trend than across Westminster (26%). Put in other terms, about 44% 

of all household growth over the inter-census period in Soho occurred in households occupying homes with less than 

two rooms per person.  

266. A second indicator of overcrowding is the prevalence of concealed families within the NPA. A concealed family is one 

living in a multi-family household in addition to the primary family, such as a young couple living with parents.
72

 ONS 

data shows that there are 7 concealed families in Soho, or 1.6%, versus 1.8% across Westminster and 1.9% across 

England. This is not seen as highly significant; although the presence of concealed families does indicate that there is 

unmet additional demand for housing in the area from those already living there, that is, local demand. 

Table 28: Concealed families in Soho, 2011 

Concealed families Soho Westminster England 

All families: total 430 48,230 14885145 

Concealed families: total 7 872 275954 

Concealed families as % of total 1.6% 1.8% 1.9% 

Source: ONS Census 2011 

267. Another indicator which can be used to assess the relative overcrowding experienced in Soho is the occupancy rating 

of different households, which considers the actual number of bedrooms needed by a household (calculated 

according to the Bedroom Standard
73

). This shows that a fairly high proportion of households, more than 10%, would 

require an additional bedroom according to the Bedroom Standard, although this was broadly in line with rates across 

Westminster.  

268. Perhaps more interesting is that only a very small proportion of residents in Soho had more than 2 extra bedrooms, 

the total proportion of residents with any extra bedrooms was significantly lower in Soho (21.5%) than across 

Westminster (37.7%). This likely reflects the relative size of the stock in the area, but it does suggest that the stock is 

                                                                                                                     
71

 PPG aragraph: 019 Reference ID: 2a-019-20140306 
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 http://webarchive.nationalarchives.gov.uk/20160105222245/http://www.ons.gov.uk/ons/rel/census/2011-census-analysis/what-does-the-
2011-census-tell-us-about-concealed-families-living-in-multi-family-households-in-england-and-wales-/sty-what-does-the-2011-census-tell-
us-about-concealed-families.html (visited 01/09/17) 
73

https://www.ons.gov.uk/peoplepopulationandcommunity/birthsdeathsandmarriages/families/articles/generalhealthinovercrowdedandunder
occupiedhouseholdsinenglandandwales/2015-02-19 
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fairly intensively occupied, with the vast majority of people having no extra bedrooms (68.1%), verses just 51.4% 

across Westminster. 

Figure 8-3: Occupancy rating 

  All 
households 

Occupancy 
rating 
(bedrooms) of 
+2 or more 

Occupancy 
rating 
(bedrooms) of 
+1 

Occupancy 
rating 
(bedrooms) 
of 0 

Occupancy 
rating 
(bedrooms) 
of -1 

Occupancy 
rating 
(bedrooms) 
of -2 or less 

Households in 
Soho 

1,453 45 267 989 135 17 

% of total   3.1% 18.4% 68.1% 9.3% 1.2% 

Households in 
Westminster 

105,772 12,052 27,806 54,401 9,709 1,804 

% of Ttotal   11.4% 26.3% 51.4% 9.2% 1.7% 

Source: ONS Census 2011 

8.6 Conclusions 

Table 8-6: Summary of factors specific to the Soho NA with a potential impact on neighbourhood plan 

housing quantity 

Factor Source(s)  Possible impact on 

future housing need 

Rationale for judgement 

Flows of employment, 

commuting and 

migration 

MHCLG Household 

Projections, GLA 

Household 

Projections, Census 

2011 

 
Many of those living in Soho do so because of 

its relative accessibility to their work, although it 

must be emphasised that those living in the NA 

and working somewhere within Westminster 

including within Soho (647) represented just 

26.9% of the total population of the NA (2,310). 

However, the workplace population in the Soho 

NA was found to be 48,483 at the 2011 Census, 

with approximately 81% (39,146) of these 

coming from within London itself (or 37,028, 

76%,  excluding those living in Westminster), 

and the remainder coming from outside of 

London. This data shows that the workplace 

population of the NA is more than twenty times 

the resident population. As such, any jobs 

growth within the Soho NA itself is unlikely to 

result in increased demand for housing within 

the NA. Indeed, the impact of Crossrail may 

actually have a negative impact on the demand 

for housing in the NA given that it will enable 

employees to access Soho from other locations 

more easily. 

In terms of migration, we note that the majority 

of Soho residents who were not born in the UK 

have come to the country more than 10 years 

ago. This indicates that migration is not a major 

factor in driving demand for housing in the 

area. 

Furthermore, migration projections for the 

whole of Westminster, which has similar levels 

of migration to Soho, have already been 

factored into housing need figures.  As such, 

migration is not seen as a significant factor 

which is in itself driving housing demand in the 
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NA 

Housing market sales 

prices, sales volumes, 

and rental prices 

WHMA14, Land 

Registry Price Paid 

Data for  2008-2017  
The average price of flats in Soho rose by 88% 

between 2008 and 2017, slightly lower than the 

89% growth in prices seen across Westminster 

(or the 90% growth seen across all types of 

homes in the borough).  

Given the specific nature of the housing market 

in Westminster and Soho, in our view house 

prices and market rents should not be 

considered a justification for increasing the 

housing need figure adopted by the SNF. This 

is because Soho (in terms of house prices 

increases) is not significantly different from the 

wider borough; there is therefore no justification 

for developing policy that departs from the 

COW policy position.  

High demand in the borough is likely to be a 

continuing feature of the housing market there 

given its international prominence, and this is 

particularly true for Soho.  

 

Rate of development 

and buildout in relation 

to planned supply 

COW, Census 2011 

 
Between 2011-2017, 327 homes were 

completed in the Soho NA, or an average of 47 

homes per annum, although completions were 

17% higher between 2001 and 2011. Whilst the 

City of Westminster overall is delivering 

housing at the planned for rate, delivery is still 

lower than would be expected. As such, one up 

arrow is deemed appropriate.  

Overcrowding, 

concealment, and rates 

of occupation 

Census 2001/2011 

 
Between 2001 and 2011, the rate of 

overcrowding in Soho, that is households with 

less than one room per person dropped from 

6.0% of all households to 5.2% of all 

households. However, 44% of all household 

growth over the 2001-2011 period in Soho 

occurred in households occupying homes with 

less than two rooms per person, a much higher 

increase than across Westminster. 

Furthermore, the rate of concealed families was 

lower than across Westminster.  As such two 

down arrows is deemed appropriate. 

 

269. In the Table 8-6 above, we have summarised our conclusions regarding the impact of market signals on the quantity 

of housing needed in Soho.  

270. There is no definitive guidance on what level of uplift is appropriate. Nevertheless, the PAS Objectively Assessed 

Need and Housing Targets Technical Advice Note (July 2015) suggests that “where the evidence suggests moderate 

under-provision…the projected housing need might be increased by 10%”.   

271. We would also note the impact of market signals adjustments for the Greater London SHMA was an increase of 

13.5%, but the GLA SHMA also included under-delivery from 2011-2016 taking the final housing requirement to 

around 25% above the baseline household projections.  

272. Furthermore, the Inspector examining the OPDC draft Strategic Housing Market Assessment February 2016 “It is very 

difficult to judge the appropriate scale of such an uplift … Exploration of an uplift of, say, 10% would be compatible 

with the “modest” pressure of market signals recognised in the SHMA itself.”  
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273. Our consideration of market signals for the Soho NA must however focus on whether there are signals to suggest that 

Soho will experience an additional demand for housing over and above that of the rest of Westminster. The evidence 

we have assembled above suggests that the key indicators identified in the PPG do not support a view of significantly 

increased demand in Soho.  

274. On this basis, we recommend that a 3% uplift should be applied to the initial housing target described in 4.8. In 

particular this reflects rate of delivery that is lower than expected in in the Soho NA, in line with the approach to 

market signals uplift taken in the greater London SHMA. A 3% uplift applied to the interim housing target of 276 

dwellings produces a final housing target of 284 dwelling over the Plan period. 
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9. Conclusions 

9.1 Overview 

Table Z: Summary of local factors specific to Soho NA with a potential impact on neighbourhood plan 

housing characteristics 

Factor Source(s) (see 

Chapter 3) 

Possible impact on housing needed Conclusion 

 

Affordable 

Housing
74

 

Estate Agents 

Survey, CACI 

household income 

data, PRMW14 

In 2018, the LQAR in Soho was 21.4; 

this compares with an LQAR in 

Westminster of 15 and London as a 

whole of 12.4.  

An exodus of lower-paid economic 

groups was observed over the inter-

censual period with roughly 400 people 

in the DE economic group leaving the 

West End ward during the inter-censual 

period. 

 

In 2011, 75 households in Soho 

experienced over-crowding, or 5.2% of 

all households. While this is high 

compared with the national geography, 

it is similar to Westminster as a whole, 

where the percentage is around 5.4%. 

There is similar parity with concealed 

households, where 1.6% were 

concealed in 2011, compared with 1.8% 

for CoW.  

 

Local agents report a weak supply of 

new dwellings coming onto the market.  

 

The relatively high LQAR indicates 

that housing to buy is unaffordable 

to most households in Soho. This 

provides a case both for additional 

housing, but also affordable housing 

to be delivered within the NA.   

 

The loss of households on relatively 

low incomes calls into question the 

ability of Soho to service itself in 

future years given that many lower 

paid jobs, such as waiting staff and 

people providing care services, can 

require late working and short 

response times. This supports 

policy seeking to provide both 

Affordable Housing and Affordable 

Market Housing.  

 

Based on the evidence of 

affordability, Affordable Housing 

tenures should make use of the 

tenures introduced by the GLA, the 

London Affordable Rent and London 

Living Rent, given that the first will 

be affordable to those on median 

incomes, and the second on mean 

incomes.  

 

Intermediate tenures, such as 

shared ownership, are likely to 

enable some households with 

higher incomes to access suitable 

dwellings.  

 

Discounted for sale dwellings 

available through the Government’s 

Starter Homes initiative do not 

however offer a realistic means of 

accessing for-sale dwellings on 

account of the gap between income 

levels (and the resulting mortgage 

borrowing limit) and the value of 

entry-level dwellings.  

 

The lack of concealment and over-

                                                                                                                     
74

 The term ‘Affordable Housing’ denotes the planning definition set out on page 50 of the National Planning Policy Framework, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
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Factor Source(s) (see 

Chapter 3) 

Possible impact on housing needed Conclusion 

 

crowding in an area of such high 

house-prices points to the HMA 

performing efficiently, with 

households able to find 

accommodation elsewhere within 

London’s HMA (broadly the 

geography of Greater London).  

 

Soho exists within a policy 

framework in which CoW are 

required to be in general comformity 

with emerging London Plan policy to 

seek 50% of new build homes to be 

affordable according to the 

prescribed definition. There is no 

evidence to suggest SNF should set 

its own policy in this area.    

 

The weak supply of housing reflects 

the constraints on supply of 

developable land, and the difficulty 

of delivering dwellings in a tight 

urban grain.  

Demand/need 

for smaller 

dwellings 

Census 2011, 

Estate Agents 

Survey 

There are a significantly higher 

proportion of people living on their own 

in Soho compared with Westminster, 

59.1% against 45.3%. 

 

The difference in the representation of 

family households in Soho compared 

with CoW is striking (25.7% for the 

former and 40.4% for the latter). 

 

Among family households there are 

relatively few with dependent children 

with 7.1% in Soho, compared with 

16.6% in CoW. 

 

People living on their own and childless 

couple households increased 

significantly in Soho during the inter-

censual period, while households of 

people aged 65 and above declined.  

While trends in household composition 

are shared between Soho and CoW as 

a whole, Soho presents a more 

extreme picture among these 

demographic groups.   

 

Age structure data supports the notion 

that people choose to live in smaller 

dwellings as they age beyond 55.  

 

For people choosing to rent, smaller 

The evidence suggests an over-

whelming demand for smaller 

homes of 1 and 2 bedrooms (or 1-4 

habitable rooms) in order to achieve 

both affordability and to align with 

the perceived preferences of certain 

household types and age groups.  
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Factor Source(s) (see 

Chapter 3) 

Possible impact on housing needed Conclusion 

 

flats of 1 bedroom are most in demand. 

 

Demographic 

change 

Census 2011, 

WHMA14, 

WHMS13, Estate 

Agents Survey 

Forecast changes in household 

composition at the CoW level suggests 

the sharpest increase will be among 

one person households and couples 

with no children, with family with 

children households going into decline. 

The evidence suggests Soho will share 

these trends with the wider Borough. 

 

In London the concentration of a 

relatively young population is taking 

place in conjunction with the growth of 

the elderly population; in Soho, they are 

moving in the opposite direction, with 

young people moving in, but older 

people in decline. 

 

The demographic projections 

suggest suggests a hardening of the 

trend towards a need for dwellings 

that are smaller in size so as to 

underpin relative affordability.  

While it is not advisable for planning 

policy to actively intervene in the 

market for housing unless there is 

substantial evidence of market 

failure, flexible policy may be 

developed that allows for a mix of 

dwelling sizes given the appeal of 

one, two and three bedroom 

dwellings (2-5 habitable rooms) 

among people looking to buy in 

Soho.   

Dwelling type Estate Agents 

Survey, Census 

2011, WHMA14 

In contrast to CoW as a whole, all 

dwellings in Soho are flats bar a small 

number of terraced dwellings.  

 

Compared with CoW, a very high 

proportion of the housing stock is the 

smallest unit size, bedsits and one-

room flats (38%).  

 

Development over the inter-censual 

period has generated a large number of 

the smallest units, dwellings of 1 and 2 

habitable homes (229) followed by 

larger flats with 3 or 4 habitable rooms 

(157); together these represent the 

great majority of dwellings built over the 

period.  

 

The track record of delivery suggests 

the private sector is responsive to 

market demand.  

 

For Soho and CoW, 'other household 

types', that is to say dwellings that are 

shared by two or more households, 

represent a significant minority.  

 

Notwithstanding the advice of 

Estate Agents that supply of 

dwellings has been weak, the 

evidence suggests the market has 

been responsive; this would indicate 

an activist policy that seeks to 

prescribe dwellings of certain sizes 

of market housing is not necessary.  

 

This is in contrast to Affordable 

Housing where there is a significant 

demand for larger dwellings; in the 

private market, these would be 

unaffordable to most households. 

Therefore, to retain the 

demographic balance in the 

community, it is appropriate for 

housing policy in Soho to seek a 

balance of unit sizes, including three 

bedroom dwellings. 

 

Co-living is an emerging type of 

dwelling in London, and the way the 

GLA and CoW planners will treat 

these schemes is unresolved at the 

time of writing. However, given the 

demographic trends and the price of 

housing in Soho, there is an 

opportunity for SNF to take a lead in 

this area with a policy that seeks to 

support dwellings of this type, 

subject to clear criteria to safeguard 

quality.  

Family-sized 

housing 

Census 2011, 

Estate Agents 

At the time of the last Census, 22.5% of 

households had children. The demand 

While the proportion of households 

with children is forecast to decline, 
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Factor Source(s) (see 

Chapter 3) 

Possible impact on housing needed Conclusion 

 

Survey for market dwellings is concentrated 

equally among dwellings of 1, 2 and 3 

bedrooms 

they remain an important minority 

within the community, and their 

needs should be considered in 

planning policy. Within a flexible 

framework, the delivery of dwellings 

suited to family living should be 

supported to maintain the 

demographic balance and support 

local services.  

Given the decline of the older 

population, and the preference 

among those who can afford market 

dwellings for more space, this 

should temper the argument for 

future development to concentrate 

on the smallest unit sizes. 

Specialist 

housing 

Census 2011 Age structure data suggests Soho has 

a relatively young population, with the 

25-44 age group significantly greater 

than for CoW (around 50% for the 

former and around 42% for the latter).  

 

The presence of this younger 

population suggests a large 

component of the population are 

relatively wealthy people who have 

chosen Soho for its metropolitan 

characteristics. As indicated earlier, 

the market has performed well to 

address the housing needs of this 

group.  

 

Market housing Census 2011 13.9% of households own their home, 

in contrast to Westminster where 30.5% 

do so.  

81.8% of all households either rent 

privately or live in subsidised rented 

housing.  

 

 

The tenure profile of Soho reflects 

the particular market dynamics of 

high house prices and demand for 

smaller affordable accommodation. 

As indicated earlier, there is little 

evidence to support policy seeking 

to influence the size and type of 

market housing.  

The private rented sector appears to 

be unaffordable to those on mean 

incomes; however, this remains a 

very attractive tenure, and will form 

a key route to housing for many 

households. For this reason, build to 

rent (BtR) development should be 

supported, particularly in light of the 

new NPPF; this not only identifies 

BtR as a separate development 

type, but develops policy for the 

provision of Affordable Housing as 

an integrated component within 

such schemes.  

Empty homes (Guttentag, 2015), 

(IPPR, 2016), 

(Indigo House, 

2017), (Empty 

Approximately 15% of properties were 

not regularly occupied in Soho at the 

2011 Census and can be assumed to 

be used on an occasional basis. 

A fairly large proportion of all homes 

in Soho are in fact listed on Airbnb 

and used for short term lets, with 

the vast majority owned by 
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Factor Source(s) (see 

Chapter 3) 

Possible impact on housing needed Conclusion 

 

Homes, 2016) 

ONS 2011 

(QS417EW; 

QS106EW), 

Airbnb.com, 

Insideairbnb.com 

 

 

 

This aligns with an approximate 13% of 

all dwellings in Soho (based on 2011 

figures) which may be used for short 

term letting via Airbnb.  

 

landlords who advertised other 

properties for rent in Soho, i.e. there 

are a small number of landlords who 

each own numerous properties. 

 

However, a similar proportion of 

homes in Soho were already without 

usual residents at the time of the 

last Census, prior to the advent of 

Airbnb, and a similar percentage 

again had residents with a second 

address outside of the NA.  

 

This means that the percentage of 

homes used both irregularly and as 

short term lets could be as high as 

30%. 

 

9.2 Recommendations for next steps 

275. This Neighbourhood Plan housing needs advice has aimed to provide Soho with evidence on housing trends from a 

range of sources. We recommend that the Forum should, as a next step, discuss the contents and conclusions with 

Westminster with a view to agreeing and formulating draft housing policies, in particular the appropriate approach to 

identifying the level of need for new housing in the NP area, bearing the following in mind: 

a. Neighbourhood Planning Basic Condition A, that it has regard to national policies and advice contained in 

guidance issued by the Secretary of State; Condition D, that the making of the Neighbourhood Plan contributes 

to the achievement of sustainable development; and Condition E, which is the need for the Neighbourhood Plan 

to be in general conformity with the adopted strategic development plan; 

b. the views of Westminster – in particular in relation to the housing need figure that should be adopted; 

c. the views of local residents; 

d. the views of other relevant local stakeholders, including housing developers; and 

e. the numerous supply-side considerations, including local environmental constraints, the location and 

characteristics of suitable land, and any capacity work carried out by the LPA, including but not limited to the 

SHLAA 

f. the findings and recommendations of this study; and 

g. The impact of the new Government proposed standard methodology on calculating housing need on the CoW 

and its neighbourhoods. 

h. Recent changes to the planning system, forthcoming changes to the NPPF, as well as the implementation of the 

Housing and Planning Act, will continue to affect housing policies at a local authority and, by extension, a 

neighbourhood level. 

276. This advice note has been provided in good faith by AECOM on the basis of housing data and national guidance 

current at the time of writing (alongside other relevant and available information). 

277. Bearing this in mind, we recommend that the steering group should monitor carefully strategies and documents with 

an impact on housing policy produced by the LPA or any other relevant body and review the Neighbourhood Plan 

accordingly to ensure that general conformity is maintained.  

278. At the same time, monitoring on-going demographic or other trends over the period in which the Neighbourhood Plan 

is being developed; monitoring of this kind may trigger a review of the policy position adopted in the draft NDP in light 

of changes in key indicators. 
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Appendix A : Housing Needs Assessment Glossary 

 

Adoption 

The final confirmation of a local plan by a local planning authority. 

Affordability
75

 

The terms ‘affordability’ and ‘affordable housing’ have different meanings.   ‘Affordability’ is a measure of whether housing 

may be afforded by certain groups of households. ‘Affordable housing’ refers to particular products outside the main 

housing market.  

Affordability Ratio 

Assessing affordability involves comparing house costs against the ability to pay. The ratio between lower quartile house 

prices and the lower quartile income or earnings can be used to assess the relative affordability of housing. The Ministry for 

Housing, Community and Local Governments publishes quarterly the ratio of lower quartile house price to lower quartile 

earnings by local authority  (LQAR) as well as median house price to median earnings by local authority  (MAR) e.g. 

income = £25,000, house price = £200,000.   House price: income ratio = £200,000/£25,000 = 8, (the house price is 8 times 

income). 

Affordable Housing (NPPF2018 Definition)/Intermediate Housing
76

 

Social rented, affordable rented and intermediate housing, provided to eligible households whose needs are not met by the 

market. Eligibility is determined with regard to local incomes and local house prices. Affordable housing should include 

provisions to remain at an affordable price for future eligible households or for the subsidy to be recycled for alternative 

affordable housing provision. Social rented housing is owned by local authorities and private registered providers (as 

defined in section 80 of the Housing and Regeneration Act 2008), for which guideline target rents are determined through 

the national rent regime. It may also be owned by other persons and provided under equivalent rental arrangements to the 

above, as agreed with the local authority or with Homes England. Affordable rented housing is let by local authorities or 

private registered providers of social housing to households who are eligible for social rented housing. Affordable Rent is 

subject to rent controls that require a rent of no more than 80% of the local market rent (including service charges, where 

applicable). Intermediate housing is homes for sale and rent provided at a cost above social rent, but below market levels 

subject to the criteria in the Affordable Housing definition above. These can include shared equity (shared ownership and 

equity loans), other low cost homes for sale and intermediate rent, but not affordable rented housing. Homes that do not 

meet the above definition of affordable housing, such as “low cost market” housing, may not be considered as affordable 

housing for planning purposes. 

Affordable rented housing 

Rented housing let by registered providers of social housing to households who are eligible for social rented housing. 

Affordable Rent is not subject to the national rent regime** but is subject to other rent controls that require a rent of no more 

than 80% of the local market rent (Including service charges, where applicable)*** ** The national rent regime is the regime 

under which the social rents of tenants of social housing are set, with particular reference to the Guide to Social Rent 

Reforms (March 2001) and the Rent Influencing Regime Guidance (October 2001). *** Local market rents are calculated 

using the Royal Institution for Chartered Surveyors (RICS) approved valuation methods. The Tenant Services Authority has 

issued an explanatory note on these at http://www.communities.gov.uk/documents/planningandbuilding/pdf/1918430.pdf 

Annual Monitoring Report 

A report submitted to the Government by local planning authorities assessing progress with and the effectiveness of a Local 

Development Framework. 
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Bedroom Standard
77

 

A measure of occupancy (whether a property is overcrowded or under‐occupied, based on the number of bedrooms in a 

property and the type of household in residence. The Census overcrowding data is based on occupancy rating 

(overcrowding by number of rooms not including bathrooms and hallways). This tends to produce higher levels of 

overcrowding/ under occupation. A detailed definition of the standard is given in the Glossary of the EHS Household Report 

Co-living 

Co-living denotes people who do not have family ties sharing either a self-contained dwelling (i.e, a 'house share') or new 

development akin to student housing in which people have a bedroom and bathroom to themselves, but share living and 

kitchen space with others. In co-living schemes each individual represents a separate 'household'. 

Community Led Housing/Community Land Trusts 

Housing development, provision and management that is led by the community is very often driven by a need to secure 

affordable housing for local people in the belief that housing that comes through the planning system may be neither the 

right tenure or price-point to be attractive or affordable to local people. The principle forms of community-led models include 

cooperatives, co-housing communities, self-help housing, community self-build housing, collective custom-build housing, 

and community land trusts. By bringing forward development which is owned by the community, the community is able to 

set rents and/or mortgage payments at a rate that it feels is appropriate. The Government has a range of support 

programmes for people interested in bringing forward community led housing. 

Community Right to Build Order
78

 

An Order made by the local planning authority (under the Town and Country Planning Act 1990) that grants planning 

permission for a site-specific development proposal or classes of development. 

Concealed Families (Census Definition)
79

 

The 2011 Census defined a concealed family as one with young adults living with a partner and/or child/children in the 

same household as their parents, older couples living with an adult child and their family or unrelated families sharing a 

household. A single person cannot be a concealed family; therefore one elderly parent living with their adult child and family 

or an adult child returning to the parental home is not a concealed family; the latter are reported in an ONS analysis on 

increasing numbers of young adults living with parents. 

Equity Loans/Shared Equity 

An equity loan which acts as a second charge on a property. For example, a household buys a £200,000 property with a 

10% equity loan (£20,000). They pay a small amount for the loan and when the property is sold e.g. for £250,000 the lender 

receives 10% of the sale cost (£25,000). Some equity loans were available for the purchase of existing stock. The current 

scheme is to assist people to buy new build. 

Extra Care Housing
80

 

New forms of sheltered housing and retirement housing have been pioneered in recent years, to cater for older people who 

are becoming more frail and less able to do everything for themselves. Extra Care Housing is housing designed with the 

needs of frailer older people in mind and with varying levels of care and support available on site. People who live in Extra 

Care Housing have their own self-contained homes, their own front doors and a legal right to occupy the property. Extra 

Care Housing is also known as very or enhanced sheltered housing, assisted living, or simply as 'housing with care'. It 

comes in many built forms, including blocks of flats, bungalow estates and retirement villages. It is a popular choice among 

older people because it can sometimes provide an alternative to a care home. In addition to the communal facilities often 

found in sheltered housing (residents' lounge, guest suite, laundry), Extra Care often includes a restaurant or dining room, 

health & fitness facilities, hobby rooms and even computer rooms. Domestic support and personal care are available, 

usually provided by on-site staff. Properties can be rented, owned or part owned/part rented. There is a limited (though 

increasing) amount of Extra Care Housing in most areas and most providers set eligibility criteria which prospective 

residents have to meet.  
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Fair Share 

'Fair share' is an approach to determining housing need within a given geographical area based on a proportional split 

according to the size of the area, the number of homes in it, or its population.  

Household Reference Person (HRP) 

The concept of a Household Reference Person (HRP) was introduced in the 2001 Census (in common with other 

government surveys in 2001/2) to replace the traditional concept of the head of the household. HRPs provide an individual 

person within a household to act as a reference point for producing further derived statistics and for characterising a whole 

household according to characteristics of the chosen reference person.  

Housing Market Area (PPG Definition)
81

 

A housing market area is a geographical area defined by household demand and preferences for all types of housing, 

reflecting the key functional linkages between places where people live and work. It might be the case that housing market 

areas overlap. 

The extent of the housing market areas identified will vary, and many will in practice cut across various local planning 

authority administrative boundaries. Local planning authorities should work with all the other constituent authorities under 

the duty to cooperate. 

Housing Needs 

There is no official definition of housing need in either the National Planning Policy Framework or the National Planning 

Practice Guidance. Clearly, individuals have their own housing needs. The process of understanding housing needs at a 

population scale is undertaken via the preparation of a Strategic Housing Market Assessment (see below). 

Housing Needs Assessment 

A Housing Needs Assessment (HNA) is an assessment of housing needs at the Neighbourhood Area level. 

Housing Products 

Housing products simply refers to different types of housing as they are produced by developers of various kinds (including 

councils and housing associations). Housing products usually refers to specific tenures and types of new build housing, 

such as Starter Homes, the Government’s flagship ‘housing product’. 

Housing Size (Census Definition) 

Housing size can be referred to either in terms of the number of bedrooms in a home (a bedroom is defined as any room 

that was intended to be used as a bedroom when the property was built, any rooms permanently converted for use as 

bedrooms); or in terms of the number of rooms, excluding bathrooms, toilets halls or landings, or rooms that can only be 

used for storage. All other rooms, for example, kitchens, living rooms, bedrooms, utility rooms, studies and conservatories 

are counted.  If two rooms have been converted into one they are counted as one room. Rooms shared between a number 

of households, for example a shared kitchen, are not counted.  

Housing Type (Census Definition) 

This refers to the type of accommodation used or available for use by an individual household, including detached, semi-

detached, terraced including end of terraced, and flats. Flats are broken down into those in a purpose-built block of flats, in 

parts of a converted or shared house, or in a commercial building. 

Housing Tenure (Census Definition) 

Tenure provides information about whether a household rents or owns the accommodation that it occupies and, if rented, 

combines this with information about the type of landlord who owns or manages the accommodation.  

Income Threshold 

Income thresholds are derived as a result of the annualisation of the monthly rental cost and then asserting this cost should 

not exceed 35% of annual household income.  
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Intercensal Period 2001-2011 

The period between the last two censuses, i.e. between years 2001 and 2011. 

Life Time Homes 

Dwellings constructed to make them more flexible, convenient adaptable and accessible than most ‘normal’ houses, usually 

according to the Lifetime Homes Standard, 16 design criteria that can be applied to new homes at minimal cost: 

http://www.lifetimehomes.org.uk/.  

Local Development Order 

An Order made by a local planning authority (under the Town and Country Planning Act 1990) that grants planning 

permission for a specific development proposal or classes of development. 

Local Enterprise Partnership 

A body, designated by the Secretary of State for Communities and Local Government, established for the purpose of 

creating or improving the conditions for economic growth in an area. 

Local Planning Authority 

The public authority whose duty it is to carry out specific planning functions for a particular area. All references to local 

planning authority apply to the District council, London borough council, county council, Broads Authority, National Park 

Authority and the Greater London Authority, to the extent appropriate to their responsibilities. 

Local Plan 

The plan for the future development of the local area, drawn up by the local planning authority in consultation with the 

community. In law this is described as the development plan documents adopted under the Planning and Compulsory 

Purchase Act 2004. Current core strategies or other planning policies, which under the regulations would be considered to 

be development plan documents, form part of the Local Plan. The term includes old policies which have been saved under 

the 2004 Act. 

Lower Quartile 

The bottom 25% value, i.e. of all the properties sold, 25% were cheaper than this value and 75% were more expensive. 

The lower quartile price is used as an entry level price and is the recommended level used to evaluate affordability; for 

example for first time buyers.  

Lower Quartile Affordability Ratio 

The Lower Quartile Affordability Ratio reflects the relationship between Lower Quartile Household Incomes and Lower 

Quartile House Prices, and is a key indicator of affordability of market housing for people on relatively low incomes. 

Market Housing (PPG Definition) 

Market housing is housing which is built by developers (which may be private companies or housing associations, or 

Private Registered Providers), for the purposes of sale (or rent) on the open market. It is the opposite of affordable housing. 

Mean (Average) 

The sum of all values divided by the number of values.   The more commonly used “average” measure as it includes all 

values, unlike the median 

Median 

The middle value, i.e. of all the properties sold, half were cheaper and half were more expensive. This is sometimes used 

instead of the mean average as it is not subject to skew by very large or very small statistical outliers. 

Mortgage Ratio 

http://www.lifetimehomes.org.uk/
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The mortgage ratio is the ratio of mortgage value to income which is typically deemed acceptable by banks. Approximately 

75% of all mortgage lending ratios fell below 4 in recent years
82

, i.e. the total value of the mortgage was less than 4 times 

the annual income of the person who was granted the mortgage. 

Neighbourhood Plan 

A plan prepared by a Parish or Town Council or Neighbourhood Forum for a particular neighbourhood area (made under 

the Planning and Compulsory Purchase Act 2004). 

Older People 

People over retirement age, including the active, newly-retired through to the very frail elderly, whose housing needs can 

encompass accessible, adaptable general needs housing for those looking to downsize from family housing and the full 

range of retirement and specialised housing for those with support or care needs. 

Output Area/Lower Super Output Area/Middle Super Output Area 

An output area is the lowest level of geography for publishing statistics, and is the core geography from which statistics for 

other geographies are built. Output areas were created for England and Wales from the 2001 Census data, by grouping a 

number of households and populations together so that each output area's population is roughly the same. 175,434 output 

areas were created from the 2001 Census data, each containing a minimum of 100 persons with an average of 300 

persons.  Lower Super Output Areas consist of higher geographies of between 1,000-1,500 persons (made up of a number 

of individual Output Areas) and Middle Super Output Areas are higher than this, containing between 5,000 and 7,200 

people, and made up of individual Lower Layer Super Output Areas. Some statistics are only available down to Middle 

Layer Super Output Area level, meaning that they are not available for individual Output Areas or parishes. 

Overcrowding 

There is no one agreed definition of overcrowding, however, utilising the Government’s bedroom standard, overcrowding is 

deemed to be in households where there is more than one person in the household per room (excluding kitchens, 

bathrooms, halls and storage areas). As such, a home with one bedroom and one living room and one kitchen would be 

deemed overcrowded if three adults were living there. 

Planning Condition 

A condition imposed on a grant of planning permission (in accordance with the Town and Country Planning Act 1990) or a 

condition included in a Local Development Order or Neighbourhood Development Order. 

Planning Obligation 

A legally enforceable obligation entered into under section 106 of the Town and Country Planning Act 1990 to mitigate the 

impacts of a development proposal. 

Purchase Threshold 

Purchase thresholds are calculated by netting 10% off the entry house price to reflect purchase deposit. The resulting cost 

is divided by 4 to reflect the standard household income requirement to access mortgage products.  

Proportionate and Robust Evidence (PPG Definition) 

Proportionate and robust evidence is evidence which is deemed appropriate in scale, scope and depth for the purposes of 

neighbourhood planning, sufficient so as to meet the Basic Conditions, as well as robust enough to withstand legal 

challenge. It is referred to a number of times in the PPG and its definition and interpretation relies on the judgement of 

professionals such as Neighbourhood Plan Examiners.  

Private Rented 

The Census tenure private rented includes a range of different living situations in practice, such as private rented/ other 

including households living “rent free”. Around 20% of the private rented sector are in this category, which will have included 

some benefit claimants whose housing benefit at the time was paid directly to their landlord. This could mean people whose 

rent is paid by their employer, including some people in the armed forces. Some housing association tenants may also 

have been counted as living in the private rented sector because of confusion about what a housing association is. 
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Rural Exception Sites 

Small sites used for affordable housing in perpetuity where sites would not normally be used for housing. Rural exception 

sites seek to address the needs of the local community by accommodating households who are either current residents or 

have an existing family or employment connection. Small numbers of market homes may be allowed at the local authority’s 

discretion, for example where essential to enable the delivery of affordable units without grant funding. 

Shared Ownership 

Housing where a purchaser part buys and part rents from a housing association or local authority. Typical purchase share is 

between 25% and 75%, and buyers are encouraged to buy the largest share they can afford. Generally applies to new build 

properties, but re‐sales occasionally become available. There may be an opportunity to rent at intermediate rent level 

before purchasing a share in order to save/increase the deposit level. 

Sheltered Housing
83

 

Sheltered housing (also known as retirement housing) means having your own flat or bungalow in a block, or on a small 

estate, where all the other residents are older people (usually over 55). With a few exceptions, all developments (or 

'schemes') provide independent, self-contained homes with their own front doors. There are many different types of 

scheme, both to rent and to buy. They usually contain between 15 and 40 properties, and range in size from studio flats (or 

'bedsits') through to 2 and 3 bedrooms. Properties in most schemes are designed to make life a little easier for older people 

- with features like raised electric sockets, lowered worktops, walk-in showers, and so on. Some will usually be designed to 

accommodate wheelchair users. And they are usually linked to an emergency alarm service (sometimes called 'community 

alarm service') to call help if needed. Many schemes also have their own 'manager' or 'warden', either living on-site or 

nearby, whose job is to manage the scheme and help arrange any services residents need. Managed schemes will also 

usually have some shared or communal facilities such as a lounge for residents to meet, a laundry, a guest flat and a 

garden. 

Strategic Housing Land Availability Assessment (NPPF12 Definition) 

A Strategic Housing Land Availability Assessment (SHLAA) is a document prepared by one or more local planning 

authorities to establish realistic assumptions about the availability, suitability and the likely economic viability of land to meet 

the identified need for housing over the plan period.  SHLAAs are sometimes also called LAA (Land Availability 

Assessments) or HELAAS (Housing and Economic Land Availability Assessments) so as to integrate the need to balance 

assessed housing and economic needs as described below. 

Strategic Housing Market Assessment (NPPF12 Definition) 

A Strategic Housing Market Assessment (SHMA) is a document prepared by one or more local planning authorities to 

assess their housing needs, usually across administrative boundaries to encompass the whole housing market area. The 

NPPF makes clear that SHMAs should identify the scale and mix of housing and the range of tenures the local population 

is likely to need over the plan period. Sometimes SHMAs are combined with Economic Development Needs Assessments 

to create documents known as HEDNAs (Housing and Economic Development Needs Assessments). 

Specialist Housing for the Elderly 

Specialist housing for the elderly, sometimes known as specialist accommodation for the elderly, encompasses a wide 

range of housing types specifically aimed at older people, which may often be restricted to those in certain older age 

groups (usually 55+ or 65+). This could include residential institutions, sometimes known as care homes, sheltered 

housing, extra care housing, retirement housing and a range of other potential types of housing which has been designed 

and built to serve the needs of older people, including often providing care or other additional services. This housing can be 

provided in a range of tenures (often on a rented or leasehold basis). 

Social Rented Housing 

Social rented housing is owned by local authorities and private registered providers (as defined in Section 80 of the 

Housing and Regeneration Act 2008) for which guideline target rents are determined through the national rent regime. It 

may also be owned by other persons and provided under equivalent rental arrangements to the above, as agreed with the 

local authority or with Homes England.
84
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AECOM (NYSE: ACM) is a global provider of professional technical and 

management support services to a broad range of markets, including 

transportation, facilities, environmental, energy, water and government. With 

approximately 45,000 employees around the world, AECOM is a leader in all of the 

key markets that it serves. AECOM provides a blend of global reach, local 

knowledge, innovation, and collaborative technical excellence in delivering 

solutions that enhance and sustain the world’s built, natural, and social 

environments. A Fortune 500 company, AECOM serves Clients in more than 100 

countries and has annual revenue in excess of $6 billion. 

 

More information on AECOM and its services can be found at www.aecom.com. 
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