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     Introduction 

1. My evidence will show that full-time student numbers in London, commutable institutions and within 

Wandsworth (and its surrounding boroughs) are growing and that the demand pool for 

accommodation bed spaces is rising. I will present evidence of a need for additional PBSA bed 

spaces across the city to meet demand.  

2. As is standard in the student accommodation sector, my analysis will focus on the full-time student 

population. 

The Site 

3. The Site benefits from strong transport connections and proximity to a wide range of higher 

education institutions.  

4. London students are generally willing to commute around 45 minutes to a place of study. The 

following institutions are now within a 45-minute public transport commute. 

 

Public Transport Commuting Times to London Institutions 

 

Source: Cushman & Wakefie ld  

Policy & Planning Considerations 

5. The London Plan (CDB.02) sets out a strategic requirement for PBSA to deliver 3,500 beds annually. 

This ambition is not being met and has not been met since 2017/18.  

6. Wandsworth’s Local Plan (Policy LP28) (CDC.01) further supports PBSA, provided it meets key 

conditions. The Borough’s 2024 Housing Needs Assessment (CDC.03) acknowledges that London-

wide student housing demand exceeds supply, contributing to rising rents and increased 

competition for accommodation.  

7. The Appeal Scheme aligns with Wandsworth’s policy objectives by offering well-located, high-quality 

PBSA to meet growing student demand. 

The London Higher Education Market 

8. London is home to a wide array of prestigious institutions, including five of the UK's Russell Group 

universities. Four universities feature in the global top 50, all of these are located within an 

acceptable commuting time of the Site.  

9. The London student market accounts for around one in five of all full-time students studying in the 

UK.  



 

Student Need Proof of Evidence, David Feeney | CDI.06 2 

10. Growth in the London market has stood at 55.57% since 2017/18, which is over double the rate of 

24.94% seen nationally over the same period.  

Figure 1: London Full-Time Student Number Growth 2017/18 to 2022/23 

 
Source: HESA 2017/18 to 2022/23, adapted by Cushman & Wakefield. Note 2022/23 al lows 
ident i f icat ion of al ternat ive providers ( i .e. ,  those not in receipt of  Off ice for Students recurrent funding) 
for the f i rst  t ime 

11. There are 152,305 more students studying in the Capital than was the case in 2017/18. 115,420 of 

this growth was from outside the Greater London region, resulting in hugely increased demand for 

accommodation.   

12. In terms of the commutable institutions previously identified, growth amongst this group has also 

been strong, with an extra 77,600 students studying at these institutions than in 2017/18 (+51.82%). 

13. 54,690 of this growth in students was from those ordinarily domiciled outside Greater 

London, resulting in hugely increased demand for accommodation bed spaces. 

14. Whilst the overall number of students from outside Greater London has increased by 115,420 

students since 2017/18, the number of PBSA beds (net) has only increased by 8,307, resulting in a 

rapidly rising student to bed ratio and increased pressures on the private rented sector.  

Table 1: London Plan Ambition vs Actual Bed Delivery Over Time 

 
Source: Cushman & Wakefie ld Student Accommodation Tracker 

15. The London Plan has consistently fallen short in delivering an adequate number of beds to meet 

growing demand for accommodation and a historic structural undersupply of beds.   

16. A major impact of this lack of supply is escalating rental increases in London. This has the potential 

to damage the attractiveness of London as a place to study. 

17. Cushman & Wakefield has developed a proprietary tool for analysis of which students require a bed 

space during their course of study, the “demand pool”. The demand pool measured against the 

supply of PBSA beds gives the student to bed ratio – i.e., the number of students with a requirement 

for a bed vs the number of PBSA beds available. The London-wide position is outlined below.  
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Figure 2: London Demand-Supply Dynamics Over Time 

 
Source: HESA 2017/18 to 2022/23/Cushman & Wakefield. Note 2022/23 al lows ident i f icat ion of 
al ternat ive providers for the f i rst  t ime. 

18. Across London, the student to bed ratio stands at 2.99:1, with over 184,000 students with a 

requirement for a bed unable to access one in PBSA.  

19. It is clear that London is significantly structurally undersupplied with accommodation, and the 

Proposed Development can play a role in helping to address this imbalance, helping to reduce 

additional housing market pressures. 

Commutable Institution Demand-Supply Dynamics 

20. The demand pool for accommodation across these providers within a 45-minute door-to-door 

commute is significant, standing at 148,170 students in 2022/23, over half of the total demand pool 

for accommodation in London.   

21. Despite the large demand pool for accommodation across these commutable institutions, the 

universities are very reliant on private PBSA providers (and the wider private housing market) to 

house students with a requirement for a bed, offering just 29,343 beds to students in 2022/23. This 

means that over 118,827 students with a requirement for a bed at these institutions are unable to 

access one through their university.  

Table 2: Commutable Institutions Demand-Supply Dynamics Over Time 

 

Source: HESA/Cushman & Wakefield 

22. These institutions are also struggling to adequately house their first-year populations. These are 

students often studying away from home for the first time with important pastoral care needs. As 

1
5

7
,5

2
0

 

2
7

7
,2

9
5

 

8
7

,7
4

5
 

1
8

4
,4

6
3

 

2.26 
2.14 2.14 

2.04 2.04 2.01 2.06 
2.18 

2.32 

2.99 

 -

 0.50

 1.00

 1.50

 2.00

 2.50

 3.00

 3.50

 -

 50,000

 100,000

 150,000

 200,000

 250,000

 300,000

 350,000

S
T

U
D

E
N

T
 T

O
 B

E
D

 R
A

T
IO

D
E

M
A

N
D

 P
O

O
L

/S
U

P
P

L
Y

/U
N

A
B

L
E

 T
O

 A
C

C
E

S
S

 
P

B
S

A

Demand Pool PBSA Supply Unable to Access PBSA Student to Bed Ratio



 

Student Need Proof of Evidence, David Feeney | CDI.06 4 

can be seen, based on latest available data, nearly 50,000 first-year students across these 

institutions are unable to access a PBSA bed.  

Wandsworth PBSA 

23. In the current academic year (2024/25) Wandsworth offers a total of 4,008 PBSA beds to students, 

4% of the total available across London.  

24. Development of new PBSA in Wandsworth has been relatively limited, with 208 new beds delivered 

in 2015/16 (Chadwick Hall) and then 358 beds in 2016/17 (Elm Grove Hall). There was then no new 

development until the current 2024/25 academic year with the opening of Urbanest Battersea (851 

beds). 

25. Currently, the development pipeline in the Borough is also limited at 1,213 beds, 2% of the total 

current PBSA development pipeline across London. One of these is the Proposed Development, 

with the other a proposed 434 bed development at 2 Armory Way.  

Wandsworth Higher Education Demand 

26. Growth in student numbers in Wandsworth has been significant since 2017/18.  

27. The chart below highlights student number growth at Roehampton University since 2017/18. Levels 

of growth over this period have been above those seen nationally and across London, with a 

particularly pronounced increase in the number of international students, with the non-EU 

international population growing by 4,665 students (839.21%). International students are most likely 

to demand PBSA for reasons of safety and convenience.  

Student Number Growth, University of Roehampton 2017/18 to 2022/23 

Source: HESA 2017/18 to 2022/23 

28. In line with its strategic ambitions, growth at St George’s, University of London, has been muted, 

with full-time student numbers growing by 3.45% over the same period. However, St George’s has 

plans for significant expansion, with the institution’s Vision & Strategy 2030 (CDM.17) setting out an 

ambition to increase “student numbers (FTE) by at least 20% (from 2022).  

29. Located on the edge of the Borough is a significant campus of Kingston University, Roehampton 

Vale, which was home to 1,005 students – all of whom were studying Engineering. 31% of these 

students were non-EU internationals.  
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30. The demand pool for accommodation across these institutions measured against the number of 

beds available over time can be seen below. I have also shown the potential growth in demand to 

the current 2024/25 academic year. 

Table 3: Demand-Supply Dynamics Over Time, Wandsworth-based Institutions 

 

Source: HESA/Cushman & Wakefield.2023/24 and 024/25 pools are my extrapolat ion based on the 
CAGR from 2013/14 to 2022/23 

31. Since 2013/14, Wandsworth’s institutions have been unable to house all students with a requirement 

for a bed in PBSA, with this shortfall growing to stand at 7,074 students in 2022/23. 2,309 first year 

students with a requirement for a bed are unable to be housed. Based on previous growth 

trajectories, these figures have the potential to stand at 8,896 and 3,422 in 2024/25 respectively. To 

meet their housing needs, a large number of students at Wandsworth-based institutions are living 

in other London boroughs.  

Wandsworth Demand & Surrounding Boroughs 

32. I have also considered Wandsworth demand alongside that in neighbouring Lambeth and 

Southwark, as well as the bed spaces already provided by the two. These neighbouring boroughs 

are home to London South Bank University and King’s College London’s Guy’s and Waterloo 

campuses.  

33. As can be seen from the table below, King’s College supply in the area is higher than all other 

institutions combined.  

Table 4: Demand-Supply Dynamics Over Time, Wandsworth-based Institutions + Demand in 

Lambeth and Southwark 

 

Source: HESA/Cushman & Wakefield. Note, King’s Col lege numbers are a breakdown of medical 
courses as per HESA. Detai led data for  London South Bank Universi ty is unavai lable for 2018/19 
to 2021/22 so I  have taken ful l -t ime student numbers for these years and appl ied an average of the 
percentage demand pool across other years (i .e. ,  41%). 2023/24 and 024/25 pools are my 
extrapolat ion based on the CAGR from 2013/14 to 2022/23 

University Partnerships & Nomination Agreements 

34. Universities in London increasingly rely on private sector PBSA to meet student accommodation 

needs. Nomination agreements are a key part of this strategy. However, institutions typically 

finalise these agreements only after planning permission has been secured. 

35. The Appellant has engaged with LSE, which has expressed strong interest in the scheme. LSE 

has acknowledged the need for additional student housing and supports the development due 

to its affordability provisions and high standards of accommodation. A draft nomination 
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agreement with LSE is in progress, and further engagement with other higher education 

providers is expected. 

Summary Conclusions 

London: A High-Demand, Undersupplied Student Accommodation Market 

36. London stands as the world’s most prestigious higher education hub, home to five Russell Group 

institutions and attracting a rapidly growing student population. Since 2012/13, London has seen an 

increase of 152,305 students, with 115,420 of this growth coming from outside Greater London. 

However, this growth has not been matched by an equivalent increase in PBSA, leading to a 

structural undersupply. 

37. The student-to-bed ratio in London has now reached 2.99:1, the highest of any major UK market, 

leaving over 184,000 students unable to secure PBSA beds. This shortfall places significant 

pressure on the private rental market, exacerbating affordability challenges. 

The London Plan: Ambitious Targets, Persistent Shortfalls 

38. The London Plan’s target to deliver 3,500 PBSA beds annually has not been met in any year 

since 2017/18. Over this period, the student population has grown by 115,420, while the net increase 

in PBSA beds has been just 8,307. The Plan explicitly acknowledges that PBSA plays a critical role 

in housing students, and the ongoing shortfall is contributing directly to increased demand and rising 

rents in the private rental sector. 

Strategic Location and Commutable Institutions 

39. The Site benefits from excellent transport links, making it accessible to a significant proportion of 

London’s students requiring accommodation. Within a 45-minute commute, the site serves 15 

major higher education institutions, including globally renowned universities. 

40. Since 2012/13, full-time student numbers across these institutions have grown by 77,600, with 

54,690 of these students coming from outside Greater London. However, PBSA provision remains 

critically insufficient, with a student-to-bed ratio of 5.05:1—meaning there are over five students 

competing for each available PBSA bed. This has resulted in 118,827 students being unable 

to secure PBSA accommodation, including 49,472 first-year students. Given that the London 

Plan does not impose Borough-level targets, the Proposed Development has the potential to 

play a significant role in alleviating unmet demand. 

Wandsworth: A Growing Market with Limited PBSA Development 

41. Despite its growing student population, Wandsworth has delivered only 5% of new London PBSA 

supply since 2016/17, leading to increasing reliance on the private rental market. The student-to-

bed ratio in Wandsworth stands at 5.11:1, with 8,896 students unable to access PBSA, 

including 3,422 first-year students. The Proposed Development presents a strategic opportunity 

to address this shortfall and support the borough’s growing student accommodation needs. 
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