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Through the Draft London Plan (2017), a new planning policy 
regarding ‘Large-Scale Purpose-Built Shared Living’ (draft 
policy H18) has emerged. This draft policy has helped to give 
some indication of the direction of planning policy towards 
large developments of non self-contained units, with shared 
communal facilities. This emerging policy has helped to 
provide guidance and clarification on the definition of such 
schemes, criteria, affordability and residential quality issues.
 
The policy was debated at the Draft London Plan’s recent 
Examination in Public, at the session held on 12th March 
2019, under matter M33. This discussion provided further 
clarity on a number of issues including how the GLA define 
such schemes, and specifically whether they are viewed as 
contributing towards affordable housing. 

The majority of London Boroughs do not have such an 
emerging or adopted policy, and have been assessing any 
proposals for large co-living/shared accommodation through 
a mixture of policies pertaining to residential housing (Use 
Class C3), policies regarding HMOs (Houses in Multiple 
Occupation - Use Class C4), student housing and hostels, 
which are considered temporary Use Class Sui-Generis 
accommodation. This approach provides little clarity and 
can often be confusing for local authorities. It does however 
provide opportunities for developers in using this lack of 
policy in their favour.

However, since the new emerging policy was published 
within the Draft London Plan, two London Local Authorities, 
LB Lambeth and LB Hackney, have published their own draft 
policies, as part of their Local Plan reviews, that address large 
shared living/co-living developments. These are notable as 
not only do they provide further clarity on several issues and 
add a local element to the approach (particularly in the case 
of Lambeth which specifies geographical locations for such 
developments), but they also differ with emerging London 
Plan policy in some ways. 

DRAFT PLAN STAGES

London Plan
The draft London Plan was published by the Mayor for 
consultation in December 2017, ending in March 2018. In 
response to the consultation, the Mayor published further 
minor suggested changes in August 2018. The draft Plan 
was Examined in Public earlier this year from January until 
March and the Draft London Plan Consolidated Suggested 
Changes document was published in July 2019 as a 
consequence of this.

It is important to note that the adopted London Plan (2016) 
does not include a policy specific to shared living, this has 
only been introduced via draft Policy H18 of the draft London 
Plan as noted above. 

LB Lambeth
The London Borough of Lambeth is in the process of 
revising its Local Plan and consultation on the Draft Revised 
Lambeth Local Plan and Proposed Changes to the Policies 
Map took place between 22 October and 17 December 
2018. The revised Local Plan is not expected to be adopted 
until 2020/21.

The current, adopted Local Plan (2015) has a policy on small 
HMOs (Policy H9), however, the Draft Revised Lambeth Local 
Plan has introduced a new policy, specific for large-scale 
shared living developments through draft policy H13 ‘Large-
scale purpose-built shared living’. 

LB Hackney
The London Borough of Hackney is also in the process of 
revising its Local Plan. Following various consultation stages, 
it has produced a final draft plan known as the Proposed 
Submission Local Plan 2033. This plan was consulted on 
from 19 November 2018 to 5pm on 7 January 2019. This is 
now being submitted to the government for examination by 
an independent planning inspector.

This draft Plan introduces a new policy to specifically address 
shared living developments, this is detailed within draft policy 
LP21 ‘Large Scale Purpose-Built Shared Housing’. 

KEY PLANNING ISSUES

All of these emerging policies are discussed and compared 
below in relation to the key issues surrounding shared / co-
living developments. 

Definition and Principle
The publishing of these draft policies suggests that the 
principle of such developments are supported subject 
to the policy criteria. However, it must be noted that the 
GLA were clear at the London Plan EiP that the inclusion 
of the policy does not demonstrate explicit ‘support’ for 
such schemes but provides much-needed management 
and clarity on an emerging typology to avoid substandard 
accommodation. Nevertheless, the principle is clearly 
established and when adopted, it will represent a clear 
policy-hook for co-living developments.
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The Draft London Plan sets out a number of criteria in its 
draft policy H18, by which these developments can be 
defined. It is important to note that these criteria were 
produced following collaborative discussions with the 
industry and key providers of such developments. The 
policy defines the Use Class as clearly Sui Generis, non 
self-contained housing that is not restricted to specific 
groups, and notes that it must:

• Meet an identified need;
• Is located in an area well connected to local services 

and transport;
• Is under single management;
• All units are for rent with a minimum tenancy of no less 

than 3 months;
• Certain communal facilities and services are provided 

including outdoor and indoor communal amenity 
space, kitchens, laundry facilities, concierge, and 
community management;

• Units are adequate size and demonstrably not Use 
Class C3;

• A management plan is provided; and
• Provide affordable housing contributions. 

The footnote of the policy also notes such schemes being 
defined as 50 units or more. However, at the EiP session in 
March 2019, the GLA commented that it is only included in 
a footnote as guidance and not as policy. This is because 
50 units is the scale at which they consider such schemes 
to be effectively managed and therefore deliver high-quality 
developments. As such, they note that the policy may also 
apply to schemes under 50 units. 

In terms of comparing the above draft London Plan policy to 
London Borough policy, Lambeth’s emerging policy notes 
that they consider large-scale shared living developments 
to be those of 30 or more units, rather than 50. This draft 
policy also identifies additional criteria, most notably 
including a spatial element to the policy, advising that these 
developments would only be acceptable in the Waterloo 
and Vauxhall areas. 

The policy also introduces prescriptive minimum space 
standards and maximum rent levels as criteria (discussed 
below). It further notes that such developments would 
not be supported on public sector land, where it would 
result in the loss of Use Class C3 accommodation, if the 
site is allocated for other uses, or it would result in an over-
concentration of uses.

Hackney’s emerging policy reflects the criteria of the 
London Plan, however, similarly to Lambeth, it also makes 
some specifications to maximum rent levels and how these 
are to be calculated and avoiding over-concentration of 
the provision. The draft policy adds some criteria from 
traditional residential policies, including requirements for 
10% wheelchair adaptable units. Most notably, it also adds 
further clarification to the criterion of ‘meets and identified 
need’ to include that the site must also not be suitable for 
development of conventional self-contained units, noting 
that Use Class C3 residential is still the priority land-use. 

Affordable Housing
Draft London Plan policy H18 is quite clear that whilst such 
developments are expected to contribute to affordable 
housing, they cannot be considered a form of affordable 
housing in themselves, due to no minimum space standards 
and their non self-contained nature. As such, this means that 
the policy seeks a cash-in-lieu contribution to Use Class C3 
affordable housing provision. It has defined this as being the 
equivalent of 35% of the scheme at 50% discounted 
market rate. This is to be paid either as an upfront cash 
contribution, or annual in perpetuity payments based on 
actual rental income. 

At the EiP hearing, London First questioned whether it would 
be possible to enter into negotiations with LPAs on a scheme-
by-scheme basis for a scheme to deliver some discounted 
market rate units on site. The GLA’s response maintained that 
the product was inappropriate for affordable housing need 
and that only cash-in-lieu would be sought. 

This approach is contrary to schemes that have been granted 
in London over the past two years which have included S106 
requirements for a certain number of units to be provided 
at a discounted market rate and allocated to identified 
‘Designated Persons’ living or working in the borough and 
with incomes in line with the GLA Affordability Criteria. 

The emerging policy in Lambeth echoes the approach of 
the draft London Plan, requiring schemes to make a cash 
contribution equivalent of 35% of units at 50% market rent. 
However, it also specifies maximum rental levels for the units 
and that these are to be calculated on local studio, private 
rents within that postcode area. 

Hackney’s emerging policy makes no mention of affordable 
housing contributions but specifies that at least 50% of all 
units must be provided at rental levels which do not exceed 
one-third of ward-level incomes (excluding utility bills). 

Space standards
The draft London Plan does not provide any specific 
requirements in relation to space standards but notes instead 
that all the developments must provide adequate functional 
living space and have outside and inside communal amenity 
space. The guidance in the footnotes suggests that amenity 
space must be of “a size and quality that actively encourages 
their use and community engagement”. It is also noted that 
specific minimum space standards may be explored through 
a future SPG. 

At the London Plan EiP session, the GLA made it clear that 
the reason for not currently proposing any space standard 
guidance was due to the relative ‘newness’ of the sector, 
meaning that there was not enough evidence yet to carry 
out a full assessment until the market develops further. It 
was further explained that due to the provision of communal 
and private space which can be offered in a wide variety of 
permutations, it is difficult to provide prescriptive standards. 
The emerging policy in Hackney echoes this approach of not 
providing prescriptive standards, however Lambeth have set 

a prescriptive standard in their emerging policy for a minimum 
of 15sqm of personal living space outside of communal areas. 
Proposals in all other boroughs have less certainty in regard 
to space standards, however, many have adopted guidance 
in relation to HMOs and Hostels regarding the minimum 
standards for shared communal space and kitchens in 
relation to sqm per occupant and other specifications.

SUMMARY

These draft policies signify that some of the London boroughs 
are acknowledging the principle of purpose-built, large-scale 
shared living, in line with the Draft London Plan policy, and are 
providing further clarification on the circumstances in which it 
will be considered acceptable and the requirements it would 
have to meet. Should these policies become adopted they 
would represent significant policy-hooks for the provision of 
such developments within these boroughs. 

A comparison of these draft policies on the key planning 
issues is provided below. 

Table 1: Comparison of draft policies

Draft Plan Principle Scale Affordability Space Standards

Draft London Plan Accepted (subject to 
policy requirements)

50 units In-lieu contribution = 
35% of units at 50% 
rental income

Requires outside and 
inside communal 
amenity space

No specification of 
space standards

Draft Lambeth Plan Accepted- in Waterloo 
& Vauxhall only

Also specifies where 
not acceptable

(subject to policy 
requirements)

30 units In-lieu contribution = 
35% of units at 50% 
rental income

Also specifies max rent 
level based on local 
studio rents

Adequate private and 
communal space. All 
units should have a 
minimum of 15sqm 
of personal living 
space in addition to 
communal areas

Draft Hackney Plan Accepted (subject to 
policy requirements)

C3 residential still 
priority land use

50 units Specifies at least 50% 
of all units provided at 
rental levels which do 
not exceed one-third 
of ward-level incomes 
(excluding utility bills)

No specification of off-
site contribution

No specification of 
space standards other 
an adequate private 
and communal

10% of units to be 
wheelchair adaptable
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