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This paper reviews actual and projected housing completions by tenure for the LLDC area over the 
10-year period from 2015 to 2026. The paper concludes that over the LLDC’s ten-year development 
programme we are likely to see less than 3000 homes out a total of 20,000 available at rents that are 
affordable by the 55,000 people on the housing waiting list of the five Olympic Boroughs. 

The Olympic Promise Broken 

As the LLDC’s development programme reaches its half-way point, it has become clear that the 
promise of the 2012 Olympics has been broken. That promise, made to an international audience at 
the Olympic venue announcement meeting in Singapore in 2005, was that the post Games 
development of the area would rebalance the chronic inequalities of housing, jobs and community 
facilities suffered for decades by the communities in east and northeast London. The most serious 
casualty of this broken promise is the housing sector. Decent, affordable housing is the area’s most 
important unmet need. The Olympic sites offered a unique opportunity to redress the wildly 
unbalanced housing market in London by keeping a substantial area of city centre London out of the 
competitive land market.  

Instead, a combination of pressure from the Treasury to recoup the costs of the Games and a free-
market ideology that argued that regeneration could be best achieved through the unrestrained 
operations of the private property developers, has deepened the area’s already profound social and 
economic divisions. Less than 15% of the housing will be available for those on average incomes in 
the five Boroughs. 

This can be seen most clearly by comparing the private sector housing provision with social rent 
completions over the last 5 years. Out of a total of 5617 completions, only 359 (6.4%) were affordable 
by local people.  

Housing completions 5 years 2015 to 2019 

 Total Market Intermediate Social Rent 
2015  1084  1062  22  0  
2016  716  499  59  158  
2017  753  679  28  46  
2018  1281  1172  55  54  
2019  1783  1535  147  101  

Totals 5617  4899  311  359  

Note: Intermediate, so-called, ‘affordable’ housing in the LLDC area generally demands an income of 
at least £60,000 pa and usually considerably more, typically around £90,000 pa It is therefore a sector 
of the market which is beyond the reach of the approximately 50,000 people on the five Olympic 
Borough housing lists. The average incomes in the Boroughs are around £25,000 pa. 

The only provision catering for the housing needs of those earning average incomes and below is 
the social rented sector (which includes the London Affordable Rent sector). Yet, over the first 5 
years of the LLDC, market sale units made up 87% of the total completions: only 6.4% of the total 
were social rent units.  

The prospects for the next 5-year period are likely to be only slightly improved. The totals for 2020/21 
are 2192 permitted of which affordable housing share is 38% (833). Of the affordable total 43% is 
London affordable rent/social rent (358, 16% of the total) and 57% (1249, 22%) are intermediate 



homes. Applying these shares to the projected total for 2021/22 to 2025/26 of 12094, we would 
expect to see approximately 1935 social / London Affordable rent. Applying policy guidelines (35% 
affordable of which 60% is social/LAR homes) this might be increased to 2500.  

In practice it has proved extraordinarily difficult to achieve the policy guidelines in light of the 
Government’s approach to viability calculations. These calculations insist that property developers 
must be able to earn around 17% profits. It is argued this extraordinarily generous profit rate reflects 
the risks of development. While there may be justification for this in areas where there is little market 
interest in development, this is obviously not the case in London where the competitive pressures for 
development mean that returns are more or less guaranteed. 

There is a further twist to this story. Because the demand of those with sufficient funds to buy into the 
area comes largely from younger, two-income professionals, the developers have concentrated on 
building one and two- bedroom units. The result is that typical proposals are for developments with a 
mix of 60-70% one and two-bedroom units. This bias has two unfortunate outcomes. First, it further 
biases the LLDC housing away from families on the housing lists who typically need three or more 
bedrooms. 

Second, we are seeing a community develop in the area made up of predominantly young, high 
earning professionals. It is likely that many of these will move out when they have children and need 
more space. The long-term future for the LLDC area is therefore as a location with a high population 
churn, making it difficult to build a settled community. This outcome would again represent a broken 
promise that the neighbourhood would contribute to the regeneration of east London’s communities. 

Conclusion 

Financial pressures from Government and the private developers will mean that the development of 
the Olympic area has been largely a gentrification process, the very opposite of Britain’s 2005 
Olympic promise. Only some 15% of the housing will be affordable by those in housing need in the 
area. The only solution is significant direct public investment in social housing and much strengthened 
planning powers to ensure the public obtain a far larger share of the uplift in land values that follow 
from public investment in infrastructure. 
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