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 Executive Summary 

 This assessment finds that the housing stock of the London Borough of Croydon (LBC), in terms of dwelling 

size, is not appropriate once the population and demographic changes experienced in the borough are 

considered. Currently, the borough’s housing stock has a disproportionately large number of smaller dwellings 

and a low number of family sized dwellings with 3 bedrooms or more. The borough has a growing population 

and a higher average household size than the outer London Boroughs. LBC also experiences significant 

amounts of overcrowding.   

Our analysis of recent planning permissions in LBC shows that 95% of the consented units were classified as 

apartments with just 5% being described as houses. Additionally, just 17% of planning consents are for larger 

properties with three bedrooms or more. This is significantly below the adopted policy which requires 30% of 

new build properties to be of this size, and, the recommended guidance from the 2019 SHMA Update which 

recommends that 35-45% of new housing should be of this size. This means that Croydon’s housing stock can 

become less appropriate in terms of dwelling size in the future. To counteract this, the addition of more larger 

housing is required which the proposed development would contribute towards. Therefore, the application, 

whilst not delivering a mix of 1 and 2 bedroom flats, will greatly assist in readdressing the current imbalance 

existing in Croydon. 
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1. Introduction 

1.1.1. Savills have been commissioned by Luxgrove Capital Partners Ltd to carry out research and assess the 

housing mix profile in LBC. Luxgrove Capital Partners Ltd are proposing the development of nine family sized 

dwellings including seven 4b5p dwellings and two 4b6p dwellings, with one existing dwelling to be demolished 

on the site at 2 Wyvern Rd, Purley, London, CR8 2NP.   

1.1.2. The analysis included in this report was undertaken by the Savills Economics team who have a wide-ranging 

experience in demographic and housing research. The objective of this report is to assess if the proposed 

dwelling sizes of the development are justified.  

1.1.3. The report is structured as follows:  

 Section 2 outlines the baseline including LBC’s existing; housing stock, average household size, level of 

overcrowding and housing need. 

 Section 3 analyses the size mix and type of planning consents in LBC since 2011 and compares it with 

the adopted policy housing size mix. 

 Section 4 summarises the key findings of the assessment. 

 

  



 

 

Wyvern Road, Croydon 

 

 

 

Luxgrove Capital Partners Ltd  January 2020  3 

2. Existing Housing Stock in Croydon  

2.1. Existing Housing Market Overview 

2.1.1. Within the LBC, 63% of the housing stock is made up of houses (26% Terraced, 25% Semi-detached,12% 

detached) with flats comprising 35% and 2% categorised as “other”1. The Census in 2011 found that the 

majority (82.9%) of the housing stock in LBC has three bedrooms or fewer. Table 2.1 provides a detailed 

breakdown of the housing stock by unit size. This shows that the number of properties with four bedrooms or 

larger in LBC is lower relative to the other property sizes.  

2.1.2. Table 2.1 also presents the historic change in LBC’s housing stock in terms of the number of bedrooms per 

property. Between 2001 and 2011, the number of one and two bed properties in LBC as a proportion of the 

total housing stock increased from 5.9% of total stock in 2001 to 46% in 2011. This represents a higher supply 

of smaller properties in the borough for this period. As expected the share of properties with four bedrooms or 

more decreased in the same period from 81% to 17%, this is a significant decrease in the proportion of larger 

properties in the borough.  

Table 2.1 Properties by Number of Bedrooms for the London Borough of Croydon. 

 Number of Bedrooms 2001 2011 Percentage Change 2001-11 

1 bedroom 1.7% 17.0% 15.2% 

2 bedrooms 4.2% 29.1% 24.9% 

3 bedrooms 12.6% 36.8% 24.2% 

4 bedrooms 20.3% 12.6% -7.7% 

5 or more bedrooms 61.1% 4.5% -56.6% 

Source: Census 2001 and 2011. (Table: DC4405EW - Tenure by household size by number of bedrooms).  

2.1.3. The need for larger homes in Croydon was identified in the Croydon Strategic Housing Market Assessment 

(SHMA)2. The London Plan defines family housing generally as “having three or more bedrooms”. As stated 

in the Croydon Local Plan, LBC support London Plan Policy 3.14 which encourages the retention of residential 

units originally designed with three or more bedrooms. Additionally, the Croydon SHMA identifies that 50% of 

the future requirement for market housing is for larger homes.  

2.1.4. Within Croydon, the private rented sector includes a significantly high proportion of one bedroom dwellings. In 

total one bedroom dwellings account for 33% of the properties in this tenure type, this is compared to 23% for 

the rest of London. Croydon also has a higher proportion (7%) of one bedroom dwellings in the owner-occupier 

sector compared to London which has 4%. This demonstrates that LBC has a proportionately larger amount 

of smaller housing than the rest of London.  

                                                                 

1 London Borough of Croydon (SHMA) 2015. 

2 London Borough of Croydon (SHMA) 2015. 
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2.2. Household Size 

2.2.1. Table 2.2 shows the average household size by tenure relevant to market housing in LBC. As can be seen, 

the average household size for both market tenure types increased between 2001 and 2011. This indicates 

that the need for larger housing in LBC increased within this period.   

Table 2.2  Average Household Size in Croydon, 2001-2011. 

 

Source: Census 2001 and 2011. (Table: DC4405EW - Tenure by household size by number of bedrooms). 

2.2.2. The average household size in LBC can be calculated by dividing the total population of the borough by the 

total number of households. Figure 2.2 below shows that from 2001, the average household size in Croydon 

steadily increased in the period 2001-2018. This is dissimilar to the average trend for the outer London 

Boroughs whose average household size marginally decreased in the same period and now is slightly lower 

than LBC’s.  

Fig 2.2 Average Household Size in Croydon, 2001-2011. 

 

 Source: Derived from ONS, 2016. (Household projections Local Authority Districts. Table 427: Change in average household size, 2014-2039). 

 

0

0.5

1

1.5

2

2.5

3

2001 2006 2011 2016 2021 2026 2031

P
er

so
n

s

Average Household Size

Outer London Croydon

 Average Household Size 2001 2011 Percentage Change 2001-11 

Owned or Shared Ownership 2.40 2.47 3% 

Private Rent 2.07 2.48 20% 

Average 2.23 2.47 11% 



 

 

Wyvern Road, Croydon 

 

 

 

Luxgrove Capital Partners Ltd  January 2020  5 

2.2.3. The average household size in LBC, in 2019 was estimated to be approximately 2.44 persons3. This indicates 

that the average household size in LBC has decreased marginally since the last census, however, it is still 

larger than the average for the outer London Boroughs which is 2.34 persons. Croydon’s average household 

size is forecast to remain higher than the outer London Boroughs’ average for the rest of the decade and into 

the next.  

2.2.4. As demonstrated, between 2001-2011, the average household size increased and, the proportion of smaller 

homes within LBC’s housing stock increased. This provides a proxy indicator for potential increases in 

overcrowding in the borough for the same period. This is assessed in more detail in the next section.   

2.3. Overcrowding  

2.3.1. LBC aims to reduce overcrowding through Policy SP4.2 (C) in the local plan which requires new housing to 

enhance well-being. In 2010, the ONS overcrowding survey of the London Boroughs found that 7.6% of 

households in LBC were overcrowded as defined by the bedroom standard indicator of occupation density. 

This was marginally above the London and the outer borough figures which were 7.5% and 7.4% respectively4. 

2.3.2. According to the Croydon SHMA, households with children are approximately five times more likely to be 

overcrowded, with 20% of all households with dependent children being overcrowded5. Around 22% of single 

parent households were categorised as overcrowded and so too were 46% of ‘other’ households with 

dependent children. Increased provision of larger or family-sized housing in LBC would mitigate the situation 

of disproportionate overcrowding in households containing families within the borough.   

2.3.3. The Census recorded information on occupancy which provides a measure of whether a household’s 

accommodation is overcrowded. Table 2.3 presents the rates of overcrowding in Croydon by detailing the 

number off properties that had too few rooms for its occupants. Table 2.3 shows that in Croydon between 

2001-2011, the number of properties defined as overcrowded increased by 7,854 households. Relative to total 

housing stock this represents an increase of 5.7%. Increases in the rates of overcrowding indicate that 

household size is growing relative to property size.    

Table 2.3 Overcrowded Households in Croydon, 2001-11. 

Occupancy Rating Croydon 2001 Croydon 2011 Net Change 2001-11 

Over-crowded  15,942   23,796  +5.7% 

Total Households 138,999 145,010 +4.3% 

Over-crowded % of Total 

Households 

11.5% 16.4%  

Source: Census 2001 and Census 2011. Tables: UV059 & QS408EW (*Net Change is calculated as a percentage of total stock). 

                                                                 

3 Croydon Observatory – Croydon, 2020. 

4 ONS, Overcrowded Households by Borough, 2010. 

5 London Borough of Croydon SHMA, 2015. 
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2.3.4. Table 2.4 below presents how overcrowding rates changed in the outer boroughs between 2001-2011.  

Table 2.4 Overcrowded Households in London’s Outer Boroughs 2001-11. 

Occupancy Rating Outer Boroughs 2001 Outer Boroughs 2011 Net Change 2001-11 

Over-crowded  221,878   317,629  +5.0% 

Total Households 1,796,138 1,902,356 +5.9% 

Over-crowded % of Total 

Households 

12.4% 16.7%  

Source: Census 2001 and Census 2011. Tables: UV059 & QS408EW (*Net Change is calculated as a percentage of total stock). 

2.3.5. As demonstrated by comparing Tables 2.3 & 2.4, overall occupancy rates in Croydon experienced a similar 

proportional change to the outer London Boroughs’ average. The proportion of overcrowded properties in 

Croydon increased marginally more (+5.7%) compared to the average of the outer London Boroughs (+5.0%) 

in this period.   

2.3.6. Since the last census, overcrowding has remained a major issue for Croydon. In 2015, 13,975 households 

(using the bedroom standard definition) were categorised as being overcrowded in LBC6.  It is safe to assume 

that the majority of these households would also be categorised as overcrowded under the normal room 

standard definition. This is because far more properties become classified as overcrowded when using the 

room standard definition. This can be demonstrated by comparing the results of the two standards used in the 

2011 Census. Therefore, the results of the 2015 overcrowding survey indicate that since 2011 the number of 

properties categorised as being overcrowded in Croydon may have decreased slightly. However, irrespective 

of whether a decrease in overcrowding has occurred, it is clear that there is still a significant number of 

overcrowded properties in the borough as identified by the Croydon Local Plan, 2018. This is an issue that 

LBC is intent on resolving.  

2.3.7. It is recognised that the introduction of more, larger housing also has a knock-on effect on the availability of 

different sizes of dwellings. For example, the introduction of larger housing can release smaller properties that 

had large households living within them, which will help mitigate the need for appropriately sized housing.  

 

 

 

 

 

 

                                                                 

6 London Borough of Croydon SHMA, 2015. 
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2.4. Population and Housing Need 

2.4.1. There are a range of factors that influence housing demand at different spatial scales and impact both the level 

of demand and the nature of the demand regarding different types, tenures, and sizes of homes. The forecast 

population growth and demographic change in Croydon means that an additional 44,149 new homes would 

be needed in Croydon by 2036 to meet the need for new homes7. However, Croydon’s Local Plan, adopted in 

2018, reports that due to limited land availability it is only possible to plan for an additional 32,890 new homes. 

This equates to approximately 1,644 dwellings per annum (dpa) over the plan period. This is significantly below 

the Draft London Plan’s 10 year target of 29,490 net housing completions (over the period 2019/20-2028/29), 

which equates to 2,949 dpa. LBC’s previous housing need assessment also suggested a higher housing 

requirement of 2,437 dpa from 2013 to 2036. Consequently, the Croydon SCHMA Update acknowledges that 

the adopted local plan’s figures should represent a constrained scenario8.  

2.4.2. This is more pertinent considering the current housing need backlog in Croydon. There were an estimated 

18,155 households living in unsuitable accommodation in 20159. Furthermore, 78% of these households were 

categorised as unsuitable due to overcrowding. The identified backlog increases the overall need for housing; 

the fact that overcrowding is the cause of unsuitability indicates there is a need for larger housing. This aligns 

with the 2019, SHMA Update which highlights that there will be significant demand for family sized properties. 

There is also evidence that suggests this demand for large family homes including four bedrooms can be 

expected to increase. For the period 2016 to 2036, a 13.5% increase in the total number of households with 

three dependent children is forecast in LBC10. Consequently, it is expected that the new housing provision will 

have to focus more on family sized properties.  

 

  

                                                                 

7 London Borough of Croydon SHMA, 2015. 

8 London Borough of Croydon SHMA Update 2019 

9 London Borough of Croydon SHMA, 2015. 

10 London Borough of Croydon SHMA Update 2019. 



 

 

Wyvern Road, Croydon 

 

 

 

Luxgrove Capital Partners Ltd  January 2020  8 

3. Housing Size Mix  

3.1. Adopted Planning Policy Mix 

3.1.1. In terms of size of new dwellings, LBC seeks to ensure variability in availability so that choice exists for 

Croydon’s residents. New homes in the borough should address the borough’s need for homes of different 

sizes11. As previously mentioned, LBC’s Policy SP2.7 states that 30% of all new homes should have three 

bedrooms or more. Further to this, Policy DM1.1 indicates that suburban development sites with lower 

connectivity and PTAL scores, like the subject site, are expected to have a higher proportion of larger 

properties. 

3.1.2. The 2019 SHMA Update suggests an appropriate housing mix for new market housing. The suggested housing 

mix represents a balance of dwelling size which takes into account the demand for homes, Croydon’s changing 

demographic profile and issues including overcrowding. Table 3.2 below details the suggested housing mix 

for new market housing in Croydon12. 

Table 3.2 Suggested Market Dwelling Size Housing Mix. 

Number of Bedrooms Suggested Proportion Of New Housing Stock 

1 10-15% 

2 45-50% 

3 20-25% 

4+ 15-20% 

Source: London Borough of Croydon SHMA Update 2019. 

3.2. Size Mix of Planning Permissions in Croydon 2011-20 

3.2.1. Croydon requires, in Policy SP2.1 of the Local Plan, a mix of homes to cater for the evolving and growing 

population. It is regarded that while many suburban sites present opportunities to deliver a mix of homes, the 

need to provide and protect family sized homes is set out in Policy DM1.1 of the Croydon Local Plan.  

3.2.2. Strictly, Policy DM1.1 applies to developments of 10 or more dwellings, however, developments on smaller 

sites involving under 10 units are also encouraged to deliver homes with three or more bedrooms13. The 2018 

Croydon Suburban Design Guide, 2018, concedes that in some cases this will potentially be at the expense 

of delivering a larger quantity of smaller one or two bedroom units.  

                                                                 

11 The Croydon Local Plan, 2018. 

12 London Borough of Croydon SHMA Update 2019. 

13 Croydon Suburban Design Guide, 2018. 
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3.2.3. Table 3.3 presents the size mix of market housing planning permissions in Croydon since 2011. This shows 

that a high number of smaller properties have received planning consent in the period 2011-2020. The majority 

(51%) of consented units have just one bedroom.  

3.2.4. Table 3.3 also indicates that between 2011-20 the Borough has under-delivered on the number of dwellings 

with three or more bedrooms. This research reveals that only 12% will have three bedrooms and just 5% will 

have four bedrooms or more. Therefore, only 17% has three bedrooms or more. This is in direct conflict with 

Policy SP2.7 of the Croydon’s Local plan which sets out the strategic target of 30% of new homes are to have 

three or more bedrooms14. This also does not meet the recommendations made in the 2019 SHMA Update 

which states that 20-25% of market housing should have three bedrooms and 15-20% of should have four 

bedrooms15.  

3.2.5. Table 3.3 also demonstrates the significant over-supply of smaller dwellings relative to the suggested housing 

size mix. The largest difference is for one-bedroom properties, the number of consents for which is 36-41% 

over the recommended housing size mix.    

Table 3.3 Suggested Market Dwelling Size Housing Mix compared to the Size Mix of Planning Permissions in Croydon 2011-20. 

Number of Bedrooms 
Suggested Proportion Of New 

Housing Stock 

Size Mix of Planning Permissions 

of Market Housing 2011-2020 
Difference  

1 10-15% 51% +36-41% 

2 45-50% 31% +14-19% 

3 20-25% 12% +8-13% 

4+ 15-20% 5% -10-15% 

Source: Molior London, 2020. Savills 2020.  (Note: 32% of permissions had no record of bedroom numbers). 

3.3. Housing Type Classification of Planning Permissions in Croydon 2011-20 

3.3.1. As expected, when the type of housing represented in the permissions is analysed, a clear imbalance between 

the delivery of typically smaller apartments and the delivery of usually larger houses becomes identifiable.  

3.3.2. Table 3.4 below demonstrates the total number of dwellings that gained permission in the period 2011-20 and 

have their dwelling type information available. Of these, 95% of the consented units are classified as 

apartments and just 5% are classified as housing. This highlights the significant imbalance between the 

number of apartments and the number of houses being consented in LBC between 2011-20. The proposed 

development will assist in readdressing the current imbalance within Croydon. 

 

 

 

                                                                 

14 The Croydon Local Plan, 2018.  

15 London Borough of Croydon SHMA Update 2019. 
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Table 3.4 Imbalance of Housing Type in Planning Permissions in Croydon 2011-20. 

Housing Type 
Number of Units with Planning Permission and 

a record of housing type.  

Proportion of Units with Planning 

Permission and a record of housing type.   

Apartments 7,249 95% 

Houses 396 5% 

Total 7,645 100% 

Source: Molior London, 2020. Savills 2020.  (Note: 50% of permissions had no record of housing type). 
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4. Key Findings 

4.1.1. This assessment found that between 2001 and 2011, there was a significant increase in the number of smaller, 

typically one bedroom properties in the borough. This meant that the proportion of larger properties relative to 

total stock decreased in this period. Consequently, the existing housing stock in LBC is skewed towards 

smaller dwellings.  

4.1.2. The average household size of market housing, in Croydon increased between 2001 and 2011 from 2.23 to 

2.47. Croydon’s average household size currently is, and, is forecast to remain higher than the outer London 

Boroughs’ average. The increase in the average household size and the proportion of smaller homes within 

LBC’s housing stock may result in a potential increase of overcrowding in the borough. This research found 

that between 2001 and 2011 in Croydon overcrowding increased proportionally more than in the outer London 

Boroughs. Since the last census, overcrowding has remained a major issue for Croydon with 13,975 

households being classified as overcrowded in 2015 (using the bedroom standard definition).  

4.1.3. The impacts of providing larger housing are twofold. The addition of larger dwellings will help rebalance 

Croydon’s skewed housing stock and have the knock-on effect of releasing smaller properties as overcrowded 

households move out of them16. The need for more larger housing as demonstrated by the findings of this 

report is corroborated by the Croydon’s planning policy documents and guidance. The 2019 SHMA states that 

a 13.5% increase in the total number of households with three dependent children is expected by 2036. 

Consequently, housing supply in the borough should have an increased focus on providing larger homes 

suitable for families. 

4.1.4. Despite this, the analysis of the size mix of planning permissions in Croydon 2011-20 found that there is a 

disproportionate number of planning consents for smaller properties. In total, 51% of the permitted properties 

have one bedroom and 31% have two. This represents a significant oversupply especially when compared to 

the recommended dwelling size housing mix as stated in the 2019 SHMA Update17.  

4.1.5. Our analysis of recent planning permissions in LBC with a housing type description shows that 95% of the 

consented units were classified as apartments with just 5% being described as houses. Additionally, just 17% 

of planning consents are for larger properties with three bedrooms or more. This is significantly below the 

adopted policy which requires 30% of new build properties to be of this size, and, the recommended guidance 

from the 2019 SHMA Update which recommends that 35-45% of new housing should be of this size. This 

means that Croydon’s housing stock can become less appropriate in terms of dwelling size in the future. To 

counteract this, the addition of more larger housing is required which the proposed development would 

contribute towards. Therefore, the application, whilst not delivering a mix of 1 and 2 bedroom flats, will assist 

greatly in readdressing the current imbalance existing in Croydon. 

                                                                 

16 London Borough of Croydon SHMA Update 2019. 

17 London Borough of Croydon SHMA Update 2019. 
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Glossary 

DPA Dwellings Per Annum 

GLA Greater London Authority  

LBC London Borough of Croydon 

SHMA Strategic Housing Market Assessment  

 


