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Foreword

ih

James Small-Edwards AM
Chair of the Planning and Regeneration Committee

A need for new homes. A need for new towns. It seems simple really. And yet the UK has not
built a new town for over half a century.

The idea itself is not new. In many ways, it is an old solution to an old problem. And that
problem is the insufficient supply of housing at prices people can afford.

The scale of London’s housing shortage and the pressures it places on communities and the
wider economy demand action at pace and at scale. In that context, the Government’s decision
to revisit the new towns model is both welcome and necessary.

We know that new towns can work. Places like Milton Keynes stand as testament to what can
be achieved when ambition is matched with long-term planning and delivery. They demonstrate
that, done well, new towns can be more than just housing developments. They can be thriving
places, planned from the outset to support jobs, services and a good quality of life.

But we should also be clear about the lessons of the past. Not all new towns succeeded in the
way they were intended. Across the programme, there were shortcomings in design, an
overreliance on the car and, crucially, a failure in some places to provide the transport links
needed to connect residents to major centres of employment. Places like Skelmersdale, which
was left without a rail connection to major areas of employment, were thus beset by challenges
from the outset almost by design.

It is these lessons that make this moment so important because the new towns now being
considered for London are fundamentally different from those built in the post-war period.
They are not standalone settlements on the edge of cities; rather, they are extensions of
London itself, embedded within an already dense and interconnected urban environment.

That difference matters. It means London’s new towns must be designed as part of the city’s
wider fabric, integrated with existing transport networks and communities. They must
complement, not compete with, the capital’s existing development pipeline.
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Yet despite this different context, many of the same core challenges remain. The importance of
high-quality, reliable public transport is as clear as ever. And this time, it must be in place from
day one. The need for well-designed neighbourhoods, with access to green space and strong
community infrastructure, is unchanged. And the importance of creating places and spaces
where people actively want to live remains paramount.

Harold Wilson once reflected towards the end of his time in office that “for the same old
problems | only have the same old solutions”. The housing crisis is, in many respects, a familiar
challenge. And new towns are, undeniably, a familiar response. But that does not mean they are
the wrong response.

On the contrary, this report sets out why new towns that are carefully adapted for London, its
people and the realities of the modern economy can play an important role in tackling our
housing crisis.

Get these right, and London’s new towns can succeed where others have fallen short. Get them
wrong, and we risk repeating the mistakes of the past.

The need is clear. The opportunity is real. This report sets out how we can ensure that London’s
new towns succeed.
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Executive Summary

Eighty years after the New Towns Act 1946 laid the foundations to create 32 new communities,
the Government is seeking to revive the New Towns model to address today’s acute housing
pressure and grow the economy. To this end, two sites in London have been identified as
potential places to create new towns. One at Crews Hill and Chase Park in Enfield, the other at
Thamesmead Waterfront in Greenwich, with a final decision to come from the Government in
the summer.

For new towns to be successful in London, we will need to see strong leadership from the
Mayor and the Government to see these ambitions fulfilled. Without this, we risk looking back
on the new towns programme as a project that created places with unsuitable housing, poor
transport connections and low-quality green spaces, ultimately becoming places where people
do not want to live and that make London less green and more vulnerable to climate impacts.
To ensure this does not happen, we are calling for new towns in London to come with
guarantees that:

e the optimal amount of affordable housing is provided, with social housing being a

priority in terms of tenure;

e the types of affordable, social and market houses provided account for sufficient
delivery of family-sized and accessible homes;

e public transport is in place from day one of new town residents moving in;

e high-quality green infrastructure is used to create climate resilient and biodiverse new
towns;

e new towns are co-designed in a meaningful way with current and future residents, with
clear evidence of how this informed all design and planning decisions.

London already has an impressive public transport network to build upon, existing governance
structures through the Mayor and the GLA to help support development and a strong economy
— all of which helps make any proposal more viable. We must also ensure existing communities
are considered and integrated with new towns and that any new town development is used as
an additional method to meet the city’s infrastructure and housing needs — not as a
replacement to other projects.
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Recommendations

Recommendation 1

The Mayor should ensure the following conditions are met by any new town development

proposal:

e the optimal amount of affordable housing is provided, with social housing being a priority in
terms of tenure;

e the types of affordable, social and market houses provided account for sufficient delivery of
family-sized and accessible homes;

e all transport infrastructure is in place from day one of residents moving in;

e it comes with a strategy to provide high-quality green infrastructure that improves climate
resilience, biodiversity and access to nature;

e it is co-designed in a meaningful way with current and future residents, with robust and
timely public consultation and clear evidence of how this informed all design and planning
decisions.

Recommendation 2

The Mayor should ensure that each new town is underpinned by a clear, place-specific set of
design principles and a coherent masterplan, developed at an early stage and co-designed with
communities, to support high-quality architecture, public realm, placemaking and long-term
stewardship.

Recommendation 3

As the Government progresses with new town designation, it must also announce a ‘New Towns
Funding Grant’. This must be a new source of funding that does not draw on grants that have
already been allocated to different government departments.

Recommendation 4

The Government should grant the Mayor additional powers to utilise a range of land value
capture methods, which could include a comprehensive land value tax or borrowing against
future tax receipts.
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What are new towns and why are they being proposed?

New towns were originally established in the 1940s to address the UK’s housing needs post-
World War Two.' Following the heavy bombing sustained during the war, major cities saw
thousands of homes destroyed and many of the homes that did remain were poor-quality and
overcrowded.? To tackle this, the Government created the New Towns Act 1946 which allowed
it to designate areas as new towns, which were purposefully built to house those living in poor
quality, overcrowded cities.?

Due to their very nature, new towns are different from many other forms of development.
Unlike traditional towns or areas that grow organically over decades and centuries, new towns
come with a masterplan to create housing, jobs, transport, green spaces and services ‘from
scratch” at pace. We heard repeatedly through this investigation that when done correctly, new
towns are more than just housing.® Instead, they are whole areas designed to meet the needs of
those who live there, making them truly enjoyable places to live.” As the consultancy group
Arup described it, “New Towns are not housing projects; they are long-term civic systems.”®

The Government is now returning to the concept of new towns as one way to meet its target to
build 1.5 million homes over the 2024-29 parliamentary term,” stating:

“The 1946 New Towns Act was a response to the urgent need to alleviate housing
shortages and urban overcrowding in a war-ravaged Britain. The acute and entrenched
housing crisis that afflicts England today has far different causes, but the need for
equally bold solutions is no less pressing.”®

T UK Parliament, New towns, [accessed February 2026]

2 Tony Travers, Housing Since 1945: The Impact of Policy Change and Ideology, 12 December 2025

3 Select Committee on Transport, Local Government and the Regions Nineteenth Report, Introduction, 17 July
2002

4 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.1 and p.5; and London Assembly Planning and Regeneration Committee, Call for Evidence — New
Towns for London, March 2026, Anne Ogundiya Ref No. NT002, p.60; BusinessLDN Ref No. NT0O05, p.86; London
Legacy Development Corporation Ref No. NTO10, p.114; Social Life Ref No. NT012, p.129; Thamesmead
Waterfront JV Ref No. NTO13, p.133

> London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel Two, 28
January 2026, p.2; and Call for Evidence — New Towns for London, March 2026, Thamesmead Waterfront JV Ref
No. NTO13, p.135

® London Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Arup Ref No. NT003, p.62

”HM Government, Plan for Change, 5 December 2024

8 Ministry of Housing, Communities and Local Government, New Towns Draft Programme, 23 March 2026



https://www.parliament.uk/about/living-heritage/transformingsociety/towncountry/towns/overview/newtowns/
https://onlinelibrary.wiley.com/doi/10.1111/1467-923x.70028?af=R
https://publications.parliament.uk/pa/cm200102/cmselect/cmtlgr/603/60304.htm#a6
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31162/Minutes%20-%20Appendix%202%20-%20Draft%20Transcript%20-%20Panel%20Two%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://assets.publishing.service.gov.uk/media/6751af4719e0c816d18d1df3/Plan_for_Change.pdf
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
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In September 2024, the Government established a New Towns Taskforce, assigned to identify
and recommend locations for new towns.? As part of this work, the Taskforce was told that
these sites should have objectives to support and unlock economic growth, as well as making a
significant contribution to meeting housing demand in England.' The Government also
undertook its own assessment for potential new town sites, which also looked at housing and
economic growth, as well as places that could be delivered in an ambitious, innovative way.""

The Taskforce announced its shortlist of sites in September 2025, with the Government’s
shortlist following in March 2026 (Figure 1). The Government stated it would confirm which
sites will be taken forward for development in the summer of 2026."

Figure 1: Potential new town sites that met the objectives of the Government and the
New Towns Taskforce™

New Towns Longlist New Towns Shortlist
(September 2025) (March 2026)
Sites that met the New Towns
Taskforce’'s and Government'’s criteria: Priority Tempsfqrd
: . X Crews Hill and Chase Park
Adlington interventions

Brabazon and the West Innovation Arc Leeds South Bank

Chase Park and Crews Hill
Heyford Park
Leeds South Bank
Manchester Victoria North
Marlcombe, East Devon
Milton Keynes
Plymouth
Tempsford
Thamesmead Waterfront
Worcestershire Parkway

Targeted support: Manchester Victoria North
mature schemes  Thamesmead Waterfront

Tatsetedl slioboit: Brabazon and the West
Additional Sites that met the 9 ppor Innovation Arc

Government's criteria: scalable schemes Milton Keynes
South Barking

Two of the Government’s shortlisted locations for new towns are in London." One is Crews
Hill and Chase Park in Enfield, the other is Thamesmead Waterfront in Greenwich (Figure
2).

® Ministry of Housing, Communities and Local Government, Fully established Taskforce begin their mission to drive
forward our next generation of new towns, 17 September 2024

19 New Towns Taskforce, Building new towns for the future, February 2025

" Ministry of Housing, Communities and Local Government, Annex C: Locations Methodology - New Towns Draft
Programme, 23 March 2026

12 Ministry of Housing, Communities and Local Government, New Towns Draft Programme, 23 March 2026

13 Figure created by London Assembly Scrutiny Team based on data from: New Towns Taskforce, Report to
Government, September 2025; Ministry of Housing, Communities and Local Government, New Towns Draft
Programme, 23 March 2026; Ministry of Housing, Communities and Local Government, Annex C: Locations
Methodology - New Towns Draft Programme, 23 March 2026

1 Ministry of Housing, Communities and Local Government, New Towns Draft Programme, 23 March 2026



https://www.gov.uk/government/news/fully-established-taskforce-begin-their-mission-to-drive-forward-our-next-generation-of-new-towns
https://www.gov.uk/government/news/fully-established-taskforce-begin-their-mission-to-drive-forward-our-next-generation-of-new-towns
https://assets.publishing.service.gov.uk/media/67ad8ff5e400ae623383250b/Building_new_towns_for_the_future.pdf
https://www.gov.uk/government/consultations/new-towns-draft-programme/annex-c-locations-methodology-new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/annex-c-locations-methodology-new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf
https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/annex-c-locations-methodology-new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/annex-c-locations-methodology-new-towns-draft-programme
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
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Figure 2: Overview of the proposed new town sites in London'
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surgeries
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Joint Venture |
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# DLR extension
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The GLA has been supportive of both sites proposed for London. In evidence to the Committee,
it stated: “The two shortlisted London new town proposals present significant opportunities to
help address London's acute housing need through the creation of sustainable and high-quality
neighbourhoods.”'® Similarly, when we questioned the Deputy Mayor for Housing, he was
unequivocal in his support for new towns, stating that “I have always been absolutely clear
[that] if we are having new towns nationally, London should benefit from new towns as well.” '’
In May 2026, following the local elections and a change in Council leadership, Enfield Council
withdrew its support for the Crews Hill and Chase Park proposal.'® The Mayor and Government
have both indicated their intention to proceed with the development of a new town on the
site,"® though final decisions have not yet been made on the New Towns Programme.

Clearly, Londoners hold a range of views on the prospect of new towns. A YouGov poll from
March 2026 shows that Londoners are more likely to support the construction of new town-

1> Figure put together by London Assembly Scrutiny Officers using information from: New Towns Taskforce,
Report to Government, September 2025; Enfield Council, Crews Hill and Chase Park shortlisted for potential New
Town, September 2025; Lords Select Committee - Built Environment Committee, New Towns: Practical Delivery,
Written evidence — Peabody, May 2025; Inside Housing, Peabody plans to start on 15,000-home Thamesmead
New Town site within this parliament, January 2026

'8 London Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Greater London Authority Ref No. NT008, p.104

7 London Assembly Planning and Regeneration Committee, New Towns for London - Part 2 — Panel Two, 11
February 2026, p.1

18 Enfield Council, Enfield withdraws from New Town process following change in leadership, 28 May 2026

19 Building Design, Mayor of London and MHCLG to press ahead with new town plan despite Enfield Council
withdrawal, 29 May 2026



https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf
https://www.enfield.gov.uk/news-and-events/2025/09/crews-hill-and-chase-park-shortlisted-for-potential-new-town
https://www.enfield.gov.uk/news-and-events/2025/09/crews-hill-and-chase-park-shortlisted-for-potential-new-town
https://committees.parliament.uk/writtenevidence/141631/pdf/
https://www.insidehousing.co.uk/news/news/peabody-plans-to-start-on-15000-home-thamesmead-new-town-site-within-this-parliament-95618
https://www.insidehousing.co.uk/news/news/peabody-plans-to-start-on-15000-home-thamesmead-new-town-site-within-this-parliament-95618
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31190/Minutes%20-%20Appendix%202%20-%20Draft%20Transcript%20-%20Panel%20Two%20Wednesday%2011-Feb-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.enfield.gov.uk/news-and-events/2026/enfield-withdraws-from-new-town-process-following-change-in-leadership
https://www.bdonline.co.uk/mayor-of-london-and-mhclg-to-press-ahead-with-new-town-plan-despite-enfield-council-withdrawal/5142478.article
https://www.bdonline.co.uk/mayor-of-london-and-mhclg-to-press-ahead-with-new-town-plan-despite-enfield-council-withdrawal/5142478.article
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sized settlements in the UK (52 per cent), than in their local area (38 per cent).”® And a similar
proportion of Londoners (39 per cent) opposed such settlements in their local area. Whilst the
Committee heard strong support for the two proposed sites — and new towns in general — we
also heard specific concerns and strong objections regarding the Crews Hill and Chase Park site
in Enfield. These concerns predominantly focused on the proposed site being located on the
Green Belt,”' and the associated loss of green and natural space.” We also heard that building
on the Green Belt could distract from the Government’s ‘brownfield first” approach,” an
initiative that prioritises development on brownfield land, such as industrial estates or car parks
that have been abandoned, over other forms of land.** %

Just as Londoners hold a range of views on the prospect of new towns, so too does our
Committee, especially as to whether or not a new town should be created on green belt land.
Accordingly, in this report we have not sought to reach a view on whether the Government
should proceed with the specific sites it has shortlisted. Rather, we have examined the
underlying principles and policy frameworks that should inform the development of any new
generation of new towns. In doing so, we have considered how such principles might be applied
within the particular economic, social and spatial context of London. This is particularly
relevant as England has never had a new town within a city before. The post-war new towns
were standalone settlements and later became established local authorities or cities, whereas
the proposed new town sites in London are more akin to regeneration areas or urban
extensions. Because of this uniqueness, we were keen to understand how any new towns
should be delivered forLondon, not just simply in London.

20 YouGov, Would you support or oppose the construction of new town-sized settlements in the UK? and And
would you support or oppose the construction of new town-sized settlements near your local area?, 24 March
2026

21 The Green Belt is a planning policy which aims to prevent urban sprawl and to protect the countryside. London’s
metropolitan Green Belt is a designated area of open land around the capital that extends into the wider South
East. Definition taken from: London Assembly Research Unit, London’s Green Belt, February 2026

22| ondon Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Action for Enfield’s Future Ref No. NTOOT, p.6-11; Environment Agency Ref No. NT007, p.101

2 | ondon Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Action for Enfield’s Future Ref No. NTOOT1, p.7

24 Ministry of Housing, Communities and Local Government, New ‘brownfield passports” to seize the growth
opportunities of urban areas, 22 September 2024

% Ministry of Housing, Communities and Local Government, National Planning Policy Framework, December 2024



https://yougov.com/en-gb/daily-results/20260324-3e0d4-2
https://yougov.com/en-gb/daily-results/20260324-3e0d4-3
https://yougov.com/en-gb/daily-results/20260324-3e0d4-3
https://www.london.gov.uk/sites/default/files/2026-02/London%27s%20Green%20Belt_0.pdf
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-current-investigations/new-towns-london
https://www.gov.uk/government/news/new-brownfield-passports-to-seize-the-growth-opportunities-of-urban-areas#:~:text=homes%20this%20Parliament.-,As%20part%20of%20its%20brownfield%20first%20approach%20to%20development%2C%20the,consultation%20closes%20on%2024%20September.
https://www.gov.uk/government/news/new-brownfield-passports-to-seize-the-growth-opportunities-of-urban-areas#:~:text=homes%20this%20Parliament.-,As%20part%20of%20its%20brownfield%20first%20approach%20to%20development%2C%20the,consultation%20closes%20on%2024%20September.
https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf
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How new towns could be delivered in London

Since our investigation finished, the Government has stated it plans to include the ten
‘Placemaking Principles” (see Appendix) set out in the New Towns Taskforce report in its
proposed planning policy for new towns.

In this chapter, we move beyond this national framework to consider how such principles could
be applied and delivered in the specific context of London. Drawing on the evidence we have
received during this investigation, we set out the key principles and considerations we feel
should inform any development of new towns in London. Our focus here is on vision, affordable
housing, transport infrastructure, green infrastructure and public engagement.

A new towns vision for London

“Each new town should have a clear long-term vision for creating a well-
designed and distinctive place, supported by a town-wide strategic masterplan
and design code to ensure placemaking quality.”?®

New Towns Taskforce — Vision-led Placemaking Principle

Looking back to the successes of the post-war new towns, the evidence we heard emphasised
the importance of a clear and comprehensive vision in the delivery of new towns. John Walker,
who was heavily involved in setting up and delivering one of the UK’s most famous new towns,
Milton Keynes, told us that there must be “a fairly clear vision of what you want as a
community ... [which is] turned into some kind of masterplan that can represent it, not just
physically, but also economically, socially and environmentally.”?’ This reflects the findings of
the Town and Country Planning Association’s (TCPA’s) 2024 report Health, hope and
prosperity: a vision for healthy new towns. This report presented its own vision for the new
towns programme, which it said could act as “both an inspirational goal and as a discipline by

providing a benchmark against which to test the outcomes”.”®

In this investigation, our guests highlighted a number of indicators that could demonstrate
whether a vision for any new town is being achieved. These include quantitative measures such
as the extent to which new towns are well connected to public transport® and the accessibility

% New Towns Taskforce, Report to Government, September 2025

| ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel Two, 28
January 2026, p.2

B TCPA, Health, hope and prosperity: a vision for healthy new towns, August 2024, p.8

» | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.3



https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf
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of high-quality green spaces.’® We also heard about the value of more qualitative measures of
success. Tom Perry Director of Urbanism and Landscape Projects at The King’s Foundation
charity, described a vision of place rooted in everyday experience and connection to nature,
asking:

“can every child see the stars at night? Can they see where the sun rises and sets every
day? Can everyone see a tree from their bedroom window? Can you watch tadpoles in
the spring and pick apples in the autumn? Does everyone recognise that they are part of
this place and value what that means?”*'

The Committee recently explored the growing disconnect between what Londoners want to see
built in their communities and the developments that are actually being delivered.*> We heard
overwhelmingly from guests that effective community engagement, early-stage and ongoing
throughout the process, is critical to successful design and support for development. We believe
this approach is vital when it comes to setting a vision and masterplan for any new towns in
London, to ensure they are places people want to live in and be involved in their ongoing
development.

In its evidence to the Committee the GLA highlighted the potential for new towns to contribute
to housing and economic objectives.?® It went on to say that potential new town designation in
London, with funding, would allow it to “deliver well designed homes and neighbourhoods with
the social infrastructure needed for the community to thrive.”>* We recognise that the GLA’s
evidence was submitted before any decision had been taken on which — if any — of the two
proposed sites would be progressed, and that this may have limited the level of detail it was
able to provide. Therefore, what the GLA presented can be seen as a starting point on which a
strong vision and resulting masterplan for London’s new towns could be built upon.

A recent House of Lords Built Environment Committee report called for a compelling national
vision for England’s new towns.® Likewise, we believe that any new town in London will need
to see a compelling vision for how they will go further than providing housing and boosting the
economy, and instead focus on how they will create places that Londoners genuinely want to
live in. In particular, the ability to plan at scale offers a rare chance to create new towns with a
strong identity, underpinned by a clear and consistent set of design principles that can be
co-designed with communities.

% | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.4

31 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.5
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3 L ondon Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Greater London Authority Ref No. NT008, p.104

3 House of Lords Built Environment Committee, New Towns: Creating Communities, 26 March 2026
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Affordable housing

“New towns should provide a diverse range of high-quality housing, with a range
of housing types and tenures to suit the needs of a balanced community. This
should include a minimum target of 40 per cent affordable housing, of which at
least half to be available for social rent.”®

New Towns Taskforce - Affordable housing and balanced communities
Placemaking

Affordable housing has been defined by the Government as housing “for those whose needs
are not met by the market”.*” This includes social rent, which is set by a formula tied to local
incomes, property size and relative property value.® The Government’s definition for affordable
housing also includes “other affordable housing” which is up to 80 per cent of market rents,
discounted market sales housing, and other routes including shared ownership.*® This definition
applies in London but the Mayor of London has preferred affordable housing tenures which he
categorises as genuinely affordable,” this includes social rent, shared ownership®' and London
Living Rent.*

One of the features of the post-war new towns were provision of high levels of social homes.
This legacy can still be seen today with most post-war new towns having a higher percentage of
socially rented homes than the England-average (Figure 3).

% New Towns Taskforce, Report to Government, September 2025

3 Ministry of Housing, Communities and Local Government, National Planning Policy Framework, December 2024,
p.70

38 Ministry of Housing, Communities and Local Government, Policy statement on rents for social housing, 1 April
2026

3 Ministry of Housing, Communities and Local Government, National Planning Policy Framework, December 2024,
p.70

40 The Mayor of London, The London Plan 2021, March 2021, p.182-183

41 Shared Ownership — also known as 'part buy, part rent' — is aimed at households who cannot afford to buy a
property on the open market. Under the scheme, you can buy a share in a home and pay a regulated rent to the
housing provider on the remaining share. Definition taken from: The Mayor of London, Shared ownership scheme
[accessed March 2026]

42 London Living Rent is a type of intermediate affordable housing for middle-income Londoners who want to
build up savings to buy a home through shared ownership. The Mayor publishes benchmark London Living Rent
levels for every neighbourhood in the capital, updated annually. These are based on a third of average local
household incomes and adjusted for the number of bedrooms in each home. Definition taken from: The Mayor of
London, London Living Rent, [accessed March 2026]
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Figure 3: Percentage of socially rented homes in England’s new towns, with the year they
were designated*®
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Commenting on using the new town model to provide social housing, Charlie Berry Policy
Manager at the housing and homelessness charity, Shelter, told the Committee that it provides
“opportunities to deliver far more social rent homes than might be possible on other forms of
development”.* Charlie Berry explained that this is because such schemes can be publicly led
and driven by demand with an “almost limitless need for social homes” allowing new towns to
build at pace.® She contrasted this with “private-led models”, which we heard have often
“struggled to build out as quickly because you are reliant on private demand.”* As part of this,
Charlie Berry highlighted that Community Land Trusts could be a big part of the housing
development mix, capable of delivering high levels of social and affordable housing.”

Guests also emphasised that new towns offer a strategic opportunity to plan for the “right”
types of housing from the outset, including family-sized homes, accessible and adaptable
housing, and a mix of tenures to meet changing demographic needs over time. London Legacy
Development Corporation (LLDC), told us that London’s new towns should be designed to
“respond to the evolving needs of both people and place over the long-term” which could
include “a diverse mix of housing tenures, delivering homes that cater to a range of household
sizes and life stages to meet housing needs.”*

“ Figure created by London Assembly Scrutiny officers using data from: Town and Country Planning Association,
TCPA New Towns Network and Office for National Statistics, 2021 Census [both accessed January 2026]. This was
based on housing tenure data from the “built up area” of each original new town location.

“ London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
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% London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.4

4 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.14

8 London Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, London Legacy Development Corporation Ref No. NTO10, p.117
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We heard a divergence of views on what the tenure mix should be in a new town in London:
while some argued for very high or 100 per cent affordable housing, others stressed the
importance of mixed communities, with international examples suggesting that a balanced
proportion of social and private housing can support social integration. For example, in
evidence to the Committee, the community group Action for Enfield’s Future stated:

“Housing on publicly owned land should be 100% affordable, with at least 50% Social
Rent, because this is the quickest and most direct way to meet London’s housing needs,
including assisting households living in temporary accommodation and concealed
households/first-time buyers.”*

In contrast, Guy Courtois, Founder of the French think tank, Pour Une Renaissance Urbaine,
who has worked on the delivery of new towns in France said that French new towns are
typically delivered with a target of 30 per cent social housing. Guy argued that this is to ensure
there is a real mix of people from different backgrounds living together:

“We do 30 per cent and the way we do it is we build two private buildings and then one
social housing and then two private and then one social housing. Doing it this way is
very effective because we have real social mixity. The kids going down from their
buildings are playing together on the same green field, and they are going to the same
school.”*

In this context, the Committee sought to understand how affordability and tenure mix would be
approached in London’s proposed new town sites. While both sites are at an early stage, we
heard from Kate Greenaway from Peabody, which is part of the Thamesmead Waterfront Joint
Venture (JV), that the ambition of the JV is to deliver “as much affordable housing as
possible”.”" Similarly, Brett Leahy highlighted that Enfield views new towns as an opportunity to
meet strategic housing needs, including the provision of more family-sized homes.>? Deputy
Mayor Tom Copley also emphasised that London faces shortages across all tenures, and so he
wants “to maximise the level of affordable [homes] while making sure we are delivering a
diverse range of tenures.””’

These ambitions are welcome, but remain vague at this stage. Success for new towns will
ultimately depend on how effectively they are put into practice. To do so, we believe that the
provision of affordable housing should be a key consideration in any new towns for London.
Whilst there are advantages to providing a range of affordable housing as well as housing to

4 London Assembly Planning and Regeneration Committee, Call for Evidence — New Towns for London, March
2026, Action for Enfield’s Future Ref No. NTOO1, p.9

0 | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel Two, 28
January 2026, p.18

> London Assembly Planning and Regeneration Committee, New Towns for London - Part 2 — Panel One, 11
February 2026, p.20

52 | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 2 — Panel Two, 11
February 2026, p.8

53 London Assembly Planning and Regeneration Committee, New Towns for London - Part 2 — Panel Two, 11
February 2026, p.12
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buy and rent, an ambition of these developments should be to help reduce waiting lists for
social homes, which in London stands at 341,421 households.”* New towns in London must
focus on the tenures that Londoners need the most, which is social housing, as well as the
types of homes in highest demand — accessible and family sized homes.

Transport

“New towns should connect people to skills, jobs, services and amenities. This
should include high-quality public transport, walking and cycling networks within
each town and convenient connections into wider transport networks. ">

New Towns Taskforce - Transport connectivity Placemaking Principle

Good transport links are important to ensure new towns are integrated into London. New town
residents need to be able to easily get to work, school, shops and places of leisure.

The proposed new towns in London will require transport upgrades to unlock their full
potential. As we heard from Kane Emerson, Head of Housing Research at the campaign group
YIMBY Alliance, if we want new towns to be full of resilient communities, “then it is of the
utmost importance to make sure that they are connected via public transport to other places in
London.”*® He added that a key measure of success to judge new towns on will be how quickly
new town residents can commute to a place of work or centres of employment.®

We heard persuasive evidence that this means building the infrastructure first, from the very
beginning of development.”® As Guy Courtois, Founder, Pour Une Renaissance Urbaine, told the
Committee, in France’s new towns “we always build the transport before the city itself, or the
district, because it is very difficult to make it a success and to sell apartments if there is no
good transportation.””

There are risks that this could not be the case for London’s new towns, despite TfL putting
forward proposals. At Crews Hill and Chase Park, a higher frequency rail service will be required
at Crews Hill train station, to support a new town.* This would need to be in place by mid-
2027, which is when Brett Leahy said the first homes at the site could be delivered.®' TfL

>4 Ministry of Housing, Communities and Local Government, Live tables on rents, lettings and tenancies, Table 600,
4 December 2025

% New Towns Taskforce, Report to Government, September 2025

% London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
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submitted a proposal to the Government outlining its plans to take over, and increase, the
service running through Crews Hill Station in September 2025.%° The Government is yet to
respond to TfL’s proposal, but has confirmed that it is in discussion with the Mayor to bring the
service under TfL control.®® However, the longer the Government delays formal devolution of
the service, the greater the risk that a high frequency rail service will not be in place for new
town residents at Crews Hill and Chase Park.

At Thamesmead Waterfront, TfL will be extending the DLR from Gallions Reach on the north of
the River Thames to Thamesmead via Beckton Riverside, which is a strong supporting element
of the new town proposal.®* However, Kate Greenaway from Peabody told us that, dependent
on planning, there will be initial residents living at Thamesmead Waterfront before the DLR
extension is open, and that “People move in knowing that you are going to have a station
there”.® This was echoed by Deputy Mayor Tom Copley, who said that “People will move with
the promise.”®®

London has a history of missed deadlines and delays when it comes to major transport
infrastructure projects. This includes the Elizabeth Line, which was delivered four years after its
original deadline.®” Or, the new development at Beam Park, which started receiving residents in
2020 and has provided over 1,000 new homes, but has only just received funding for a train
station in 2026, leaving residents reliant on local buses all this time.®® * 7° This is what the new
towns in London need to avoid.

Furthermore, existing Thamesmead residents have already endured the frustration of unfulfilled
transport promises.”’ As we heard from Kate Greenaway:

“Thamesmead Waterfront itself was a part of the original masterplan for Thamesmead,
linking with the existing town centre, but it did not come forward as a scheme because
the transport infrastructure that was promised was never delivered.””?

The lack of transport options at Thamesmead was obvious to the Committee when we visited
the area in January 2026, as part of this investigation. We were required to take a 10-minute
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private bus ride from Abbey Wood, the closest rail station, crossing large roundabouts and
heavily car-dominated roads. This highlighted just how isolated and pedestrian-unfriendly the
area currently is.

The post-war new towns have been criticised for their poor public transport provision, and this
must be borne in mind when reflecting on London’s history of delayed transport delivery. We
heard from Kane Emerson who highlighted the example of the Skelmersdale new town, where
the closure of the town’s train station in the 1960s left it disconnected from major employment
centres, embedding long-term unemployment and social challenges.” We also heard from
Susan Parham, Associate Professor, University of Hertfordshire that some of the post-war new
towns were low-density or “spread out” meaning many residents became reliant on their cars.”*
This can still be seen today, where most post-war new towns have slightly higher levels of car
ownership when compared to the England-average.”” Any new towns built in London cannot be
built on the promise of expanded infrastructure later.

There is a chance here to ensure the missteps from the past are not repeated. Building a new
town within a city like London provides an opportunity to take advantage of and expand the
existing transport infrastructure but it is clear that this transport expansion must be in place
before the arrival of any new town residents.

Green infrastructure

“New towns should be designed and delivered to embrace environmental
principles, with buildings and neighbourhoods that are low carbon, climate
resilient and which help to protect, restore and enhance biodiversity.””®

New Towns Taskforce — Environmental sustainability Placemaking
Principle

Climate resilient places can be created by utilising green infrastructure, such as trees, plants,
gardens, parks, woodlands and other green spaces.”” Yet, much of the evidence we heard
regarding green infrastructure and climate resilience also emphasised the risk of building on the
Green Belt at the Crews Hill and Chase Park site.

7 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, pp.3-4

74 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel Two, 28
January 2026, p.2

7> Analysis by London Assembly Scrutiny team based on data from: Town and Country Planning Association, TCPA
New Towns Network and Office for National Statistics, 2021 Census [both accessed 7 January 2026]

6 New Towns Taskforce, Report to Government, September 2025

77 TCPA, Factsheet: Green infrastructure and climate change, [accessed March 2026]



https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31162/Minutes%20-%20Appendix%202%20-%20Draft%20Transcript%20-%20Panel%20Two%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.tcpa.org.uk/resources/tcpa-new-towns-network/
https://www.tcpa.org.uk/resources/tcpa-new-towns-network/
https://www.nomisweb.co.uk/sources/census_2021
https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf
https://www.tcpa.org.uk/resources/factsheet-green-infrastructure-and-climate-change/

New Towns for London - Planning and Regeneration Committee
June 2026 20

Action for Enfield’s Future told us that most of the land identified at Crews Hill and Chase Park
is greenfield, i.e., land that has not been built on before.”® ”® The group stated that building on
this area could alter the character of Enfield’s historic landscape, remove productive farmland
and increase pressure on water systems, as well as reducing carbon sequestration, which is the
removal of carbon via trees and plants.® ®

We also heard from the Environment Agency that development at Crews Hill and Chase Park
will increase localised warming within London, known as the urban heat island effect.® This is
because materials such as roads and buildings absorb and retain far more heat than natural
surfaces such as trees and grass.®

The risk of flooding at Thamesmead Waterfront was also raised to the Committee by The
Campaign to Protect Rural England (CPRE), which stated that the risk will only increase with
climate change. * CPRE also explained that whilst Thamesmead is theoretically brownfield, the
site has been rewilded and is now a green space, and that development will “certainly deliver” a
net loss of biodiversity.*

Some guests provided evidence on how the environmental impacts of building on Green Belt
land could potentially be mitigated. Action for Enfield’s Future explained that if the Crews Hill
and Chase Park proposal proceeds, it will need assurances including mapped boundaries, an
outline-stage strategy with enforceable standards, long-term monitoring and “stop/go”
triggers.® We heard that this type of environmental strategy should result in no net loss of
meaningful countryside and provision of green infrastructure that “genuinely improves flood
and overheating resilience.”® The group explained that this could be achieved by ensuring
“rivers, woodland, ecological corridors and parks structural elements, [are] delivered early, and
designed for climate resilience and biodiversity recovery.”® Similarly, LLDC called for “nature
and biodiversity [to be] woven into the fabric of new developments, supported by
interconnected green corridors that help them grow and thrive.”®
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Some evidence to the Committee also emphasised the opportunities new towns bring to
implement an environmental strategy. LLDC told us that “New town development in London
could present a significant opportunity to strengthen environmental resilience and enhance
green infrastructure through strategic planning.”® It stated this can be achieved by providing:
“green corridors, flood-resilient landscaping and generous open spaces [that] have been
designed to manage surface water, mitigate overheating, enhance biodiversity and support
long-term ecological health.””'

Likewise, the Environment Agency stated that there may be opportunities to mitigate the urban
heat island effect through strategically planned green space, and pointed to the London Green
Infrastructure Framework and London Local Nature Recovery Strategy as tools to be used to
inform the development of new towns.*”” The Thamesmead Waterfront JV also explained that
masterplanning and developing a new town allows for intentional and large-scale green spaces
to be built-in to a development, and that this is crucial delivering high-quality placemaking.”

Community engagement

“New towns should establish clear and effective ways to engage the local
community in shaping the vision and proposals for their town and empower
residents to build social capital and help define the town’s cultural identity.”*

New Towns Taskforce - Community engagement Placemaking Principle

Much of the delivery of new towns will not be possible without community engagement.
Crucially, the people who are going to live in new towns need to be able to say what these
places look like. Through this investigation, the Committee heard that there are several factors
that will guarantee that decisions and design principles are guided by new town residents.

We heard that decision makers must be driven by the public. Sowmya Parthasarathy from the
New Towns Taskforce, told us that current public engagement is “more of a top-down
enterprise, consultations with GLA and councils rather than people in those areas”.* This was
echoed by Better Homes Enfield, who stated that instead of a top-down vision statement,
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decision makers should start at a grass-roots level and ask “the most important question: what
places do people like and why, then how do we build more of that.”®

The Committee was also told that decision makers need to ask these questions to everyone who
might live in a new town. We heard repeatedly that this should involve existing communities
surrounding the potential new town sites, as well as those who will move into new towns once
they are established. As Sowmya Parthasarathy stated, decision makers must “figure out what
would be acceptable to local people, what would be attractive to new people, and how might
they be able to coexist and create this new place.””’

There are several benefits to this approach. Action for Enfield’s Future told us that engaging
with existing communities builds trust by showing plans are genuinely open for influence; it
protects and improves what is already enjoyed and it reduces the risk of long-running conflict.”
For future residents, it ensures the town is designed around real needs, such as play space, GP
capacity, youth provision, and an inclusive public realm.” It also brings benefits to the decision
makers, by identifying issues early, harnessing local knowledge that professionals often miss,
and “designs out” avoidable mistakes.'®

We also heard that engagement should be conducted early on and in a meaningful way to make
a difference. Arup explained that public engagement must happen before key strategic
parameters are fixed to create a deeper sense of localism and partnership.'®' Better Homes
Enfield also stated that genuine engagement requires trust, which depends on honest and
accessible evidence.'” The group explained that for this to happen, there needs to be minimum
standards for engagement, including accessible explainers of key information, clear governance
and timetables for consultation exercises and a published “what we heard / what we changed”
log after each stage.'® We also heard from Susan Parham, Associate Professor, University of
Hertfordshire and Better Homes Enfield that one way to achieve this could be through
‘charrettes” which are an engagement method specifically used to resolve conflicts or trade-offs
between stakeholder groups.'™ '®®
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We note that the Thamesmead Waterfront JV echo many of these engagement principles in its
stated vision for Thamesmead Waterfront. The group told us that “community engagement on
a new town scale should start with understanding the needs and wants of the existing
community.”'® It also stated that strategies should be “co-designed with the community, for all
elements of placemaking (including arts and culture, landscape improvements, and other key
social infrastructure)” at the earliest stages of developing a new town.'”

Likewise, Brett Leahy explained that the plan for Crews Hill and Chase Park is based on
Enfield’s Local Plan which has undergone two borough-wide consultations as well as two
statutory consultations.'®

The Mayor is uniquely placed to convene voices from across London, bringing together current
residents, prospective future communities, and wider stakeholders to reflect the pan-London
significance of new towns. We would therefore expect to see the Mayor establish clear policies
and standards for community engagement and coproduction on new towns that ensure it is
robust, inclusive and consistently applied across all new town developments. These standards
should require that engagement should be continuous, beginning from the point at which a
new town is designated, continuing through its development, and evolving after it is
established, with regular reassessment to ensure communities remain at the heart of its growth.

Conditions for London’s new towns
The Mayor has indicated that he intends to show leadership in the design of London’s new
towns. In response to a Mayor’s Question in March 2026, he said:

“It is my view that high-quality design is fundamental to delivering good growth and
inclusive neighbourhoods that improve quality of life for all Londoners. Whilst proposals
for the potential London new towns are still at an early stage, should they be designated
by the Government | will look to ensure the development proposals can be shaped
accordingly.”'®

As the Mayor looks to shape any new town development proposals, he should make a
commitment to ensure affordable housing, transport infrastructure, green infrastructure and
community engagement are delivered accordingly. This should be accompanied by a masterplan
that ensures a long-term vision of each new town is brought forward and maintained. Together,
these steps should be in place to ensure new towns provide the greatest possible benefits for
London.
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Recommendation 1

The Mayor should ensure the following conditions are met by any new town development

proposal:

e the optimal amount of affordable housing is provided, with social housing being a priority in
terms of tenure;

e the types of affordable, social and market houses provided account for sufficient delivery of
family-sized and accessible homes;

e all transport infrastructure is in place from day one of residents moving in;

e it comes with a strategy to provide high quality green infrastructure that improves climate
resilience, biodiversity and access to nature;

e it is co-designed in a meaningful way with current and future residents, with robust and

timely public consultation and clear evidence of how this informed all design and planning
decisions.

Recommendation 2

The Mayor should ensure that each new town is underpinned by a clear, place-specific set of
design principles and a coherent masterplan, developed at an early stage and co-designed with
communities, to support high-quality architecture, public realm, placemaking and long-term
stewardship.
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Governance and stewardship of new towns

Historically, new towns have been delivered at a much faster pace than surrounding
developments because of their governance structure - New Town Development Corporations.'
Established under the New Towns Act 1946, New Town Development Corporations were
granted extensive powers to acquire land early, exercise planning control, and access
government loans; enabling them to “do all that was necessary” to bring new towns into
being.""

While the New Towns Taskforce recommended that the Government set up a Development
Corporation to oversee the delivery of each new town it designates,'' the evidence we heard
has emphasised the need for a tailored approach in London.'" This point was made particularly
strongly for the Thamesmead site given the existing governance structures already in place via
the Joint Venture meaning a new Development Corporation may not be necessary, but should
still be explored.*

We were therefore pleased when the Government confirmed it would be taking a tailored
approach to governance as part of its New Towns Draft Programme.""” Here, the Government
stated it would provide advice and support to “establish the right vehicle for each place”, which
could include Development Corporations where appropriate, or a Joint Venture in the case of
Thamesmead Waterfront.''

However, given the scale of new towns, we believe that as the Government decides the right
vehicle for each place, it could consider the role the Mayor plays in whichever governance
structure is chosen for any new town in London. As the GLA told us, the Mayor has “strong
powers over housing, planning, transport, energy” alongside a “broad range of statutory,
financial and strategic powers” which provide opportunities to de-risk and accelerate the
delivery of new towns in London.""”

We also heard of the need to consider who the long-term stewards of new towns will be. As
John Walker, former Deputy Chief Executive at the Milton Keynes Development Corporation
put it, “you need to know who you are handing over to” and that this is particularly important
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when it comes to the assets and facilities that are put in a new town.''® John explained that
when it is clear who the stewards of a new town are they can take a long-term view of running
the new town, and feed this into early designs to avoid future mistakes.

Deputy Mayor Tom Copley highlighted the example of LLDC, a Mayoral Development
Corporation that is now starting to hand over stewardship arrangements to local boroughs,
suggesting that this would be the model also used for new towns.'"® Louise Duggan from the
GLA, referred to this as the “sunset phase” of a new town:

“we are always anticipating the sunset phase, which is, “Back to you guys.” We do not
want to be handing them [local boroughs] a liability back, and they do not want to be
receiving a liability back. Their engagement over that time will be - would be, will be -
integral to making sure that that long-term stewardship is priced into everything that we
are doing and the decisions we are making.”'®
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Financing new towns

Government funding

The post-war new towns were primarily financed through fixed-rate loans from the Treasury,
amounting to £4.75 billion, which were expected to be paid back with interest over 60
years.'”"""? The majority of these loans were paid back by the New Town Development
Corporations within 20 years.'”

Dr Thomas Aubrey told the Committee that these post-war new town loans were “funded by
increased gilt issuance”,' i.e., government borrowing from investors via the financial markets,
considered as government debt.'”” However, he warned that if the next generation of new
towns were financed this way “we would have major issues” as investors may demand higher

interest rates, which would increase the cost of government borrowing.'*

As an alternative model, Dr Thomas Aubrey suggested that New Town Development
Corporations could issue debt that would be paid back by market sources so that this borrowing
can be considered “off-balance sheet for the fiscal rules.”'” This derisks projects as they will
not negatively affect the public finances, and instead have long-term investment directly from
the capital market, allowing for faster delivery of infrastructure.'”® '*

Dr Thomas Aubrey explained that this mechanism has already been tried and tested in other
countries and that the “UK has deviated from internationally recognised accounting standards”

which has restrained “profitable projects to get off the ground”.'

Presently, there is uncertainty as to the scale and scope of Government funding that will be
made available to new towns, or where that money would come from. The Government has
indicated that it intends to support each location with “resource and capital funding”.”' Yet,
earlier Government statements indicated there will be “no New Towns funding pot but the New
Towns programme will be delivered with a combination of our existing grant funding pots.”'*

121 TCPA, A fourth generation of New Towns — focusing on delivery, 16 October 2025

122 TCPA, celebrating 70 years of the new towns act, January 2017

12 TCPA, A fourth generation of New Towns — focusing on delivery, 16 October 2025

124 | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.10

125 House of Commons Library, What are gilts? A simple quide, 18 December 2024

126 | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.10

127 London Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.10

128 The House of Commons Housing, Communities and Local Government Committee, Written evidence submitted
by Dr Thomas Aubrey [HLV 007], February 2025

129 Bennet Institute for Public Policy, Townscapes, September 2024

130 | ondon Assembly Planning and Regeneration Committee, New Towns for London - Part 1 — Panel One, 28
January 2026, p.10

131 Ministry of Housing, Communities and Local Government, New Towns Draft Programme, 23 March 2026

132 Commons Select Committee - Housing, Communities and Local Government Committee, Oral evidence: New
Towns, 13 January 2026



https://www.tcpa.org.uk/a-fourth-generation-of-new-towns-focusing-on-delivery/
https://www.tcpa.org.uk/wp-content/uploads/2021/11/TCPA_TSP19_FINAL_VERSION.pdf
https://www.tcpa.org.uk/a-fourth-generation-of-new-towns-focusing-on-delivery/
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://commonslibrary.parliament.uk/what-are-gilts-a-simple-guide/
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://committees.parliament.uk/writtenevidence/138165/html/
https://committees.parliament.uk/writtenevidence/138165/html/
https://www.bennettschool.cam.ac.uk/wp-content/uploads/2024/10/New-towns-and-urban-extensions-report.pdf
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b31161/Minutes%20-%20Appendix%201%20-%20Draft%20Transcript%20-%20Panel%20One%20Wednesday%2028-Jan-2026%2014.00%20Planning%20and%20Regen.pdf?T=9
https://www.gov.uk/government/consultations/new-towns-draft-programme/new-towns-draft-programme
https://committees.parliament.uk/oralevidence/17007/pdf/
https://committees.parliament.uk/oralevidence/17007/pdf/

New Towns for London - Planning and Regeneration Committee
June 2026 28

We heard that new towns need funding to ensure their success. As BusinessLDN told us:

“Providing grant, soft loans or other types of financial support is the most obvious role
that Government is best placed to play, and it must do so otherwise it runs the risk of
undermining the new towns designation.”'*

We also heard that this funding must come in addition to, not as a substitution for, prior
commitments of investments. In evidence to the Committee, the GLA emphasised the
importance of “fair funding for London”. Louise Duggan told us that the GLA should not be
expected to meet the costs of new towns “within existing budgets” and that it will “[advocate]
for the funding that is required to unlock the ambition in terms of quality, in terms of viability,
in terms of affordability, in terms of sustainability.”"**

Recommendation 3

As the Government progresses with new town designation, it should also announce a “New
Towns Funding Grant’. This must be a new source of funding that does not draw on grants that
have already been allocated to different government departments.

Land value

In addition to government grants, borrowing and significant public ownership that are required
to make any new town project work, there are fiscal powers relating to land value that the
Government could use to help lower the costs of new towns.

Disapplying hope value

Hope value is the value land could potentially be worth in the future, after it has been
developed, which is usually higher in value than what it would be worth on the open market
before it is developed on."

When a piece of land is bought compulsorily, i.e., without agreement from the landowner, *® at
market value, said landowner can claim compensation for the hope value of the land.'’

The Levelling-up and Regeneration Act 2023 allows acquiring authorities to disapply hope
value when provision of affordable or social housing is being facilitated."® This applies to
several authority bodies, including the GLA, local authorities, Mayoral Development
Corporations, and New Town Development Corporations. However, we heard from Charlie Berry
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that although disapplying hope value “has been on the statute book for a couple of years” it
has not been used." She also explained that:

“New Towns are a very good opportunity to make sure that beds in within our land

market, and that will have repercussions and positive effects for the viability of social

rent delivery that go well beyond New Towns themselves”.'*

Raising funding from land values

Land value capture is the term used for harnessing any uplift in value that can be made from
developing on an area of land."' For example, when transport infrastructure is put in at an area,
this makes it a more accessible and therefore desirable place to live than it was originally. Thus,
the value of the land increases. Land value capture will be important to ensure increases in
private land values are recouped for public benefit.

The better the infrastructure is, the more land values will increase. If land is publicly owned,
the resultant increases in land value will be retained by the public. Land value capture
mechanisms attempt to retrieve value accrued by private landowners and developers.

“Quality supports value creation, which in turn supports value capture to fund
public realm and facilities. This is not an argument for “ornament at any cost”; it
is an argument that a durable urban form and contextual architecture pay back
through lower friction and stronger long-term performance.”'#

Pour une Renaissance Urbaine

The Government has stated that “one of the key areas of work for the government’s new towns
programme will be to explore different mechanisms for capturing land value”.'* Evidence
received by the Committee was in support of exploring land value capture methods, as L&Q
told us, new towns offer the potential for stronger land value capture that existing planning
tools do not."* We heard from Charlie Berry that there are a range of measures that a new town
could explore in terms of financing, “For example, you could look at split rate, you could look at
land value taxation, you could look at proportional property tax, [and] fairer ways to finance
those New Towns.”'*
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One proposal for new land value capture methods, put forward by BusinessLDN, suggests
adapting the Tax Increment Finance (TIF) model." Currently, TIF allows funds to be borrowed
upfront to deliver new infrastructure projects, with the expectation that this investment will
lead to increased property values and economic activity.'* The additional tax revenues
generated — typically from business rates or property-based taxes — are then used to repay the
borrowed funds over a fixed period.'* For example, the Northern Line Extension was partly
financed through the TIF model by capturing the incremental business rates revenue generated
and retained within the enterprise zone around Battersea Station.'®

BusinessLDN has proposed extending the TIF model to allow for revenue to be captured from
residential property taxes, in what it refers to as a residential, or ‘resi’-TIF model.” Through
this, BusinessLDN suggests that when new transport infrastructure is built and new homes are
developed as a consequence, a proportion of the resulting Stamp Duty Land Tax and council
tax should be ringfenced to pay back the upfront costs of the transport infrastructure."

Following our meeting with Deputy Mayor Tom Copley, he wrote to the Committee confirming
that the Mayor “supports the deployment of more Tax Increment Finance (TIF) zones, seeing
them as critical to funding essential transport infrastructure needed to unlock new towns and
progress growth ambitions.”'*> We were also informed that the Mayor is keen to explore Stamp
Duty Land Tax as one source of resi-TIF income alongside other options.'

However, the Mayor would need increased fiscal powers if he were to implement BusinessLDN’s
proposal of the resi-TIF model."™ Deputy Mayor Tom Copley told the Committee that the
Mayor does not currently have the powers to independently establish TIF zones.'
Furthermore, primary legislation would be needed to devolve the power to retain a proportion
of Stamp Duty Land Tax generated by new development linked to new transport
infrastructure.’
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This was echoed by Kane Emerson, Head of Housing Research, YIMBY Alliance, who noted how
land value capture methods had previously been used to finance transport infrastructure in
London before, such as the TIF model used for the Northern Line Extension or the Mayoral
Community Infrastructure Levy used for the creation of the Elizabeth Line. '™ '*® However, Kane
Emerson highlighted that these were one-off cases and that “if the Mayor had more powers to
do some land value capture without asking HMT [His Majesty’s Treasury], that would be
helpful.”™° A recent report from the GLA Oversight Committee also noted the need to simplify
the process between the Mayor and the Government for negotiating TIF schemes.'®

The proposed rail infrastructure for London’s new towns could be an opportunity for the Mayor
to utilise innovative methods of land value capture such as resi-TIF, if he had the power to do
so. David Christie, Head of Growth and Masterplanning at TFL, explained that the money
borrowed to pay for the DLR extension at Thamesmead Waterfront is planned to be repaid
incrementally via fare revenues from new passengers, “but also some of the planning gain”
including “business rates uplift, and other sources of funding.”'® David Christie also specifically
expressed that land value capture could be used for the financing of the increased rail services
at Crews Hill station.'®

The Committee welcomes the Government’s approach to utilising land value capture as a way to
partly finance infrastructure investment in new towns. To make this process a more simple and
faster method of generating revenue, that avoids the Mayor needing to negotiate with the
Treasury every time he wants to implement a land value capture scheme in London, there
should be a standardised land value capture model established that can be broadly adopted. We
believe there is a strong case for devolving powers to the Mayor to allow this to happen,
ensuring that any new towns designated in London are able to easily utilise land value capture
methods to bring forward funding.'®

Recommendation 4

The Government should grant the Mayor additional powers to utilise a range of land value
capture methods, which could include a comprehensive land value tax or borrowing against
future tax receipts.
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Appendix

The New Towns Taskforce’s Placemaking Principles

Vision-led — Each new town should have a clear long-term vision for
creating a well-designed and distinctive place, supported by a town-wide
strategic masterplan and design code to ensure placemaking quality.

Ambitious density — New towns should be built at a density sufficient
to enable residents to walk to local amenities, support public transport,
unlock better social infrastructure, and create active and liveable
neighbourhoods, with the Government establishing clear minimum
density thresholds.

Affordable housing and balanced communities — New towns should
provide a diverse range of high-quality housing, with a range of housing
types and tenures to suit the needs of a balanced community. This should
include a minimum target of 40 per cent affordable housing, of which at
least half to be available for social rent.

Social infrastructure — New towns should support thriving communities
by ensuring access to schools, cultural, sporting and healthcare facilities,
and other social infrastructure that meets new residents” needs from the
outset.

Healthy and safe places — New towns should be healthy and safe
places which promote active lives for residents, with easily accessible
green spaces and recreational facilities.

Environmental sustainability — New towns should be designed and
delivered to embrace environmental principles, with buildings and
neighbourhoods that are low carbon, climate resilient and which help to
protect, restore and enhance biodiversity.

Transport connectivity — New towns should connect people to skills,
jobs, services and amenities. This should include high-quality public
transport, walking and cycling networks within each town and convenient
connections into wider transport networks.

Business creation and employment opportunities — New towns must
be places that provide jobs for residents and enable businesses to grow,
supporting the government’s economic growth mission.
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e Stewardship — A sustainable stewardship model for new towns should
be in place from the outset, including clear governance and funding
structures to manage and maintain communal assets over the long term.

Community engagement — New towns should establish clear and

effective ways to engage the local community in shaping the vision and
proposals for their town and empower residents to build social capital and
help define the town’s cultural identity.'®*

164 New Towns Taskforce, Report to Government, September 2025



https://assets.publishing.service.gov.uk/media/68d694b79cb44667f7a1cee7/New_Towns_Taskforce_Final_Report.pdf

New Towns for London - Planning and Regeneration Committee
June 2026 34

Committee Activity

The Planning and Regeneration Committee held two formal meetings to inform this
investigation.
The first took place on 28 January 2026 with:
e Dr Thomas Aubrey, Visiting Senior Fellow, The London School of Economics and
Political Science;
e Charlie Berry, Policy Manager at Shelter;
e Kane Emerson, Head of Housing Research at Yes In My Back Yard (YIMBY) Alliance;
e Tom Perry, Director of Urbanism and Landscape Projects at The King’s Foundation;
e Esther Everett, Director of Placemaking, LLDC (London Legacy Development
Corporation);
e James O’Malley, Freelance Journalist and Podcaster;
e Susan Parham, Associate Professor, University of Hertfordshire;
e John Walker, Former Deputy Chief Executive, Milton Keynes Development
Corporation, and Former Chief Executive, Commission for New Towns;
e Guy Courtois, Founder of Pour Une Renaissance Urbaine.

The second took place on 11 February 2026 with:

e David Christie, Head of Growth and Masterplanning at Transport for London (TfL);

e Sowmya Parthasarathy, Director, Arup, and New Towns Taskforce member;

e Kate Greenaway, Project Director, Thamesmead Waterfront, Peabody;

e Brett Leahy, Strategic Director of Planning, Growth and Infrastructure at the London
Borough of Enfield;

e Louise Duggan, Head of Regeneration and Growth Strategies at the Greater London
Authority (GLA);

e Tom Copley, Deputy Mayor for Housing and Residential Development.

The Committee also opened a call for evidence between 21 January to 4 March 2026. The
Committee received 13 responses, published here, from the following organisations:
Action for Enfield’s Future

Anne Ogundiya

Arup

Better Homes Enfield

BusinessLDN

CPRE

Environment Agency

Greater London Authority

L&Q

London Legacy Development Corporation

Pour une Renaissance Urbaine

Social Life

Thamesmead Waterfront JV
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On 9 January 2026, the London Assembly Research Unit submitted Freedom of Information
requests to the 33 local authorities in London, asking for details of any new town submissions
made to the Government or New Towns Taskforce. A summary of the responses are published
here.

On 22 January 2026, the Committee also attended a site visit hosted by Peabody, to see the
Thamesmead Waterfront site.
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Other formats and languages

If you, or someone you know needs this report in large print or braille, or a copy of the
summary and main findings in another language, then please call us on: 020 7983 4100 or

email assembly.translations@london.gov.uk

Chinese
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Vietnamese

Néu ong (ba) muén ndi dung vin ban nay dqu dich sang
tiéng Viét, xin vui long lién hé véi ching t6i bang dién
thoai, thu hodc thu dién tir theo dia chi ¢ trén.

Greek

Edv emBupsire mepiAnyn aurou rou Keipévou ornv yAwooa
oag, mapakaAw KaAéore rov apiBud 1j emkovwvrore padi

pag ornv avwrépw raxudpopikn 1 v nAekrpovikn Sievbuvaon.

Turkish

Bu belgenin kendi dilinize gevrilmis bir 6zetini
okumak isterseniz, liitfen yukaridaki telefon
numarasini arayin, veya posta ya da e-posta
adresi aracih@iyla bizimle temasa gegin.

Punjabi

# 3t fom eRsRw © ARV vt awr few B
¥J, 3 fagur s9a fow dug '3 25 T W
Sug 3 3@ 7 ¥s U3 '3 A§ Huga 31

Hindi
Ife TP TH IWIAS BT GRI AT AT A

MR IW A §Y FaR W B N a7 IR A
T @ T AT E A T W FH A WD BN

Bengali

o o @R wferera a bt TR RS S (S i,
BIRE VW FW (P TR WA SRS O g A
B-T%e AN SN A S T |

Urdu

GBS O 3 i Sol peg g JS R
dae sl b i S SIEVLo S0
oS ki) e

Arabic

o 3 ) Aslay ol e as ) el g 1)
sl e Jpemall 3 it i ol A g 5f S iy e il
st Una Joal 51l o b cg Al dady s ) il

A u = 5l 020 7983 4100
assembly.translations@london.gov.uk

Gujarati

B dAR Al A%l AR dAIA UL
FABAL S dl BU HAUA {62 Y2 ot SA
YAl GU2 AU SUIE AL S-ADE Hell2lL
U2 AAR AUS SA.
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Connect with us

The London Assembly

City Hall
Kamal Chunchie Way
London E16 1ZE

Website: https://www.london.gov.uk/who-we-are/what-london-assembly-does
Phone: 020 7983 4000

Follow us on social media
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https://www.london.gov.uk/who-we-are/what-london-assembly-does
https://bsky.app/profile/londonassembly.bsky.social
https://www.instagram.com/londonassembly/?hl=en
https://x.com/LondonAssembly
https://www.threads.com/@londonassembly
https://www.linkedin.com/company/london-assembly/
https://www.youtube.com/channel/UC_69sDBJmKpRYupEQoqQorg
https://www.facebook.com/london.assembly/?locale=en_GB

