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1 Executive Summary  

1.1 This paper provides a high level summary of the draft Affordable Housing and 
Viability Supplementary Planning Guidance (SPG), which was published on 
29 November for a three month consultation.  

1.2 The aim of the SPG is to increase the level of affordable housing delivered 
through the planning system as a first step, alongside other means, of moving 
towards 50% affordable housing. It does not and cannot introduce new policy. 

2 Recommendation 

2.1 That the Board notes the consultation.  

3 Introduction and Background 

3.1 The Mayor is committed to a long-term strategic aim of half of all new homes in 
London being affordable.  The Mayor intends to move towards this goal by 
investing more in affordable housing, bringing forward more public land for 
affordable homes, and by increasing the amount of affordable housing delivered 

through the planning system.   

3.2 The new London Plan is currently being developed which will seek to include the 
Mayor’s strategic target.  It is anticipated that a consultation draft of the new 
London Plan will be published in Autumn 2017.  In the meantime this 
consultation draft SPG provides guidance to ensure that existing policy is as 
effective as possible.  

3.3 The SPG does not and cannot introduce new policy. Its main aim is to increase 
the amount of affordable housing delivered through the planning system. 
Importantly, it will help embed the requirement for affordable housing into land 
values and make the viability process more consistent and transparent. It will help 
ensure that development appraisals are robustly and consistently scrutinised as 
well as speeding up the planning process for those schemes which are delivering 
more affordable homes. 



4 Objectives & Expected Outcomes 

4.1 The SPG sets out the Mayor’s preferred approach and Local Planning Authorities 
(LPAs) are strongly encouraged to follow the approach set out in the SPG for all 
schemes of ten units or more.  

4.2 The SPG includes four distinct parts: background and approach; the threshold 
approach to viability appraisals; detailed guidance on viability assessments; and a 
specific approach to Build to Rent schemes. 

Part 1 Background and approach 

4.3 The first part of the SPG sets out the rationale and aim of the SPG. It also clearly 
sets out how the Mayor wants to lead the way in openness and transparency, 
stating that the Mayor considers that information relevant to planning 
determinations should be publicly available alongside the other application 
documents in order to foster a greater understanding of and trust in the planning 
system. 

Part 2 The threshold approach  

4.4 The second part of the SPG sets out the ‘threshold approach to viability’, which is 
where the approach to viability information differs depending on the level of 
affordable housing being provided. The threshold proposed is 35% of a scheme 
as affordable housing based on habitable rooms. Schemes which do not meet the 
35% threshold or require public subsidy to do so, will be required to submit 
detailed viability information (in the form set out in Part Three of the SPG) which 
will be scrutinised by the Local Planning Authority (LPA), and where relevant the 
Mayor, and treated transparently. In addition, comprehensive review mechanisms 
will be applied to schemes that do not meet the threshold in order to ensure that 
affordable housing contributions are increased if viability improves over time.   
 

4.5 Applications that meet or exceed the 35% threshold without public subsidy, 
provide affordable housing on site, meet the specified tenure mix and all other 
requirements and obligations are not required to submit viability information. 
Such schemes will only be subject to an early review mechanism if an agreed level 
of progress is not made within two years of permission being granted. 

 
4.6 The idea of this approach is to provide greater certainty and offers an option to 

move away from protracted and uncertain viability negations, seeking to ‘nudge’ 
developers to deliver more affordable housing through the planning system and 
at the same time ensuring that permissions are implemented. 

 
4.7 The Mayor’s preferred affordable housing tenure mix for schemes are low cost 

rent (general needs rented accommodation), London Living Rent and shared 
ownership and the SPG asks LPAs to provide the Mayor with information about 
their preferred split of tenures as part of the consultation. 

 
4.8 The SPG must be understood in the context of the Mayor’s other key tools to 

increasing affordable housing.  Referencing the detailed guidance in the Mayor’s 
Homes for Londoners: Affordable Homes Programme 2016-2021 funding 
guidance, the SPG explains how grant is going to be used to increase the amount 
of affordable housing delivered on private sites above 35% and how grant will be 



used to ensure funding partner-led schemes deliver at least 50% affordable 
housing, alongside the role of Transport for London’s (TfL) land in delivering 

50% affordable housing.   
 
4.9 The SPG is also clear that where an LPA currently adopts an approach which 

delivers a higher average percentage of affordable housing (without public 
subsidy) the local approach should continue to apply. Where a borough is minded 
to continue using a local approach, as part of this consultation, the Mayor 
requests boroughs discuss with the GLA and provide evidence that this will 
deliver an average of more than 35% affordable housing without public subsidy.  

 
Part 3 Viability assessments  

4.10 The third part of the SPG provides detailed guidance on viability assessments: 

 The guidance aims to deliver a standardised approach to viability – the 
SPG clearly sets out what information should be included in a viability 
appraisal. It builds on the work carried out by the Borough Viability Group 
and aims to provide a clear approach that can be consistently applied 
across London; 

 It sets out the Mayor’s expectations when it comes to the publication of 
viability information, requiring all information to be public, including 
council or third party assessments.  Applicants will have the opportunity 
to argue that limited elements should be kept undisclosed, but the onus is 
on the applicant to make the case; and 

 It is also explicit about the Mayor’s preference for using Existing Use 
Value Plus as the comparable Benchmark Land Value when assessing the 
viability of a proposal. The premium above Existing User Value will be 
based on site by site justification reflecting the circumstances of the site 
and landowner. 

Part 4 Build to rent 

4.11 The SPG provides specific guidance on Build to Rent developments, recognising 
that they differ to the traditional build for sale model.  

4.12 The SPG defines Build to Rent as:  

 A development of at least 50 units; 

 All homes covenanted as Build to Rent for at least 15 years; 

 All units are self-contained and let separately; 

 Unified management and unified ownership of the development (the owner 
and manager can differ); 

 Professional onsite management; 

 Longer tenancies, fixed rent reviews; and 

 Is in an Ombudsman Scheme. 

4.13 The SPG explains how the distinct economics of Build to Rent can be taken into 
account when assessing such applications. This includes promoting London Living 



Rent (or similar Discounted Market Rent) as the affordable housing offer, 
highlighting the Plan’s flexibility when it comes to mix and design standards and 
guidance on how viability appraisals for Build to Rent differ from traditional 
appraisals.  

4.14 The SPG also provides guidance on the use of ‘clawback’ of affordable housing 
contributions that the scheme could have provided if it was a traditional 
development if schemes break the covenant. And makes it clear that any onsite 
affordable housing should include provisions to remain at an affordable price or 
for the subsidy to be recycled for alternative affordable provision (this includes 
the Section 106 ‘subsidy’).  

5 Equality Comments 

5.1 No adverse equalities impacts are identified. The aim of the SPG is to deliver 
more affordable housing through the planning system which should have a 
positive impact.  

6 Key Risks and Issues  

6.1 There has been informal consultation with a number of key stakeholders on the 
ideas set out in the SPG and this suggests a general positive response to the 
approach. However a number of stakeholders may not agree with some of the 
detail. This will be handled through the consultation.  

6.2 The future of planning requirements around the Government’s Starter Homes 
product is unclear. The introduction of Starter Homes as initially envisaged by 
Government (20% Starter Homes on every site) would have implications for the 
approach proposed in the SPG.   

7 Next Steps 

7.1 The indicative next steps are summarised below: 

Activity Timeline 

Three Month consultation period  29/11/2016 -
28/02/2017 

Analysis of consultation responses and any necessary redrafting as 
a result.  

March – April 
2017 

Final SPG signed off and published  May- June 2017 

Appendices: 

None. 


