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Introduction:

Policy SD10 is very important to the Plan. Most developments in London involve regeneration and a 
significant proportion will be in areas of relative deprivation. These are all existing communities – 
real places, some more successful than others, with their own challenges and needs. Even when 
devising master-plans, nowhere presents an entirely blank canvas; there is always an existing social 
context to play with. Regeneration is about a great deal more than the built environment.

It is a common misconception that well-designed built environments have a transformative effect on 
people’s lives. Just as pulling down and rebuilding a failing school will not in itself turn it into a 
successful one, the regeneration of an estate or neighbourhood cannot on its own create the 
potential for a sustainable community. To do that we have to identify, and address existing needs 
(working collaboratively with local people, professionals and agencies); harness the value of what is 
there, and then create the platforms for building community. This is a combination of social science 
and creative design.

To achieve this requires foresight, local knowledge, collaboration and long-term planning. The Plan 
provides the opportunity to put this into effect, but it must provide clear policy and guidance for 
all parties to follow, along with the means for scrutiny and enforcement. Regeneration is a process 
that takes many years. To identify areas for regeneration and to drive through complex, long-term 
projects, requires a consistent road map that can be followed again and again. To reinvent the wheel 
each time is costly in every sense. 

If we do not get this right, we risk creating the failing communities of the future. Where we do get it 
right, need to know why, so that it can be replicated. 

The Panel’s questions (we have broken these down):

Q. Would the Plan be effective in ensuring that development contributes positively to regeneration?

Not as it stands.

Recent regeneration has contributed to the destruction of some of London’s communities, including 
some that have thrived for decades. The reasons are political, social and economic, but a failure to 
enforce planning policy must take some blame. To conduct thoughtful regeneration with one hand, 
while destroying communities with the other is plainly a nonsense and must stop. The Plan should 
use SD10 to acknowledge this problem and to provide protection against the displacement of 
existing communities, particularly in the process of regeneration. 

Q. Would the Plan be effective in ensuring that development contributes positively to the building 
of strong and inclusive communities in accordance with Policy GG1?

Not as it stands.

GG1 sets out the Plan’s overarching strategy for creating strong and inclusive communities. It 
identifies that London is both one of the most diverse and unequal cities in the world. To address 
this challenge requires a thorough understanding of the social make-up of well-integrated 
communities and a commitment to addressing the factors that can help create them. By focusing 
particularly on areas of deprivation, SD10 loses sight of the potential for regeneration to build on 
the success of existing communities. The best hope of ensuring that communities are inclusive by 
design is to address the mix in anticipation, plan long-term and ensure effective scrutiny.



The benefits new development brings to communities must be demonstrable. These communities 
must be judged by their success or failure, over time.  Only then is it possible to ascertain whether 
the contribution has been positive. For Policy SD10 to succeed in fostering successful regeneration it 
needs to contain the means to a) measure success and b) learn from mistakes, in the form of 
effective scrutiny and post-occupancy review. 

Q. a) Would Figure 2.19 provide an effective and justified strategic framework for the 
identification of regeneration areas in local plans and neighbourhood plans? 

No. In order to address deprivation through regeneration we need to obtain particular knowledge 
of particular places.

Fig 2.19 is a blunt instrument; it is the graphic expression of an inadequate process for identifying 
Strategic Areas for Regeneration and Local areas of regeneration. The Index of Multiple Deprivation 
provides raw data of relative deprivation and an overall score. It does not, however, provide a 
reliable description of the local social context, the impact that deprivation has on the area, or 
whether a community is thriving or failing. Two places with similar data can in reality be very different. 
In order to understand what the data is telling us, we need to combine different perspectives, at 
different scales, to provide individual area profiles. (This form of initial evaluation is already described 
in Chapter 3 at D2 A, for the purpose of preparing Development Plans, and could be used here).

Q. b) Would Policy SD10 provide an effective and justified strategic framework for the preparation 
of (i) policies in local plans and neighbourhood plans and (ii) regeneration strategies and 
prgrammes?

No. In its current form, SD10 reads as a series of random points, in no particular order, and the 
paragraphs don’t clearly relate to the clauses. Therefore it provides neither an effective policy 
guide, nor a means of enforcement.

The intention of SD10 is to ensure that regeneration is targeted where it is most needed; to make 
informed decisions about identifying Strategic Areas for Regeneration and Local Areas of 
Regeneration; and to see this translated into local planning policy. As it stands it does not…

- suggest adequate means to ensure that decisions are properly researched and targeted (a range of 
resources is available to inform decision-making and underpin the preparation and delivery of Local 
Plans and regeneration strategies)

- it states the need for and value of community engagement and collaboration in preparing a ‘shared 
vision’, but does not adequately explain how this can be harnessed to inform Neighbourhood Plans, 
Local Plans, strategies and programmes

- it states the need to ‘identify, protect and promote’ places of value to local people, but does not 
propose a mechanism

- it does not indicate how any of the aspirations it describes can be enforced, or convey a sense of 
requirement to undertake the proposed actions

An additional difficulty is that SD10 does not refer to the need to address pre-existing social 
problems within communities identified for regeneration. It commits to developing policies “based 
on a thorough understanding of the demographics of communities and their needs” (A.1.), but 
makes the simplistic assumption that the process of regeneration can address these needs. As 
already stated, whether building a new neighbourhood or regenerating an existing one, to 
transform the built environment alone will not provide for people’s needs. First there must be a 
thorough understanding of the social context and any existing problems, then specific steps 
identified to tackle them. Typically this will involve a range of agencies working with community 
organizations. Unless these social factors are addressed, built environment professionals cannot 
create the physical conditions that can help a community to thrive. 



ft’work’s proposals:

SD10 requires reordering and rethinking to give it a clearer structure and sense of purpose. We also 
think the paragraphs are too long, repetitive and confusing. We appreciate that going back to first 
principles at this stage might not be helpful to the Panel, but we don’t think that simple reordering 
and rewording will be sufficient. 

In response to the initial consultation, ft’work defined a set of social design principles to help focus 
the Plan’s social ambitions and they are very relevant here:

- identify and address social needs as a precondition for development and regeneration

- protect social infrastructure where it exists and provide for it in all new development

- make integration and inclusion the drivers of major planning decisions 

- give ‘social heritage’ the same value and protection as ‘built heritage’ 

- ensure self-determination and collaboration within the planning process 

- prevent the displacement of existing communities

These translate into a set of actions that can form the basis for the ‘roadmap’, referred to above, 
and a clearer structure for SD10. This is not intended as substitute wording, but as guide to content 
and order. Much of it is contained in the current text.

In order to identify Strategic and Local Areas for Regeneration and to develop policies to address 
spatial inequalities and improve integration, boroughs should:

1. carry out a formal initial evaluation, in the form of an area profile

(a clear understanding is required of: social context; existing social and housing needs; ‘social’ and 
‘built heritage’ (see Policy D2 A, where this is already proposed for Development Plans)) 

2. engage early with communities and establish effective collaboration

(giving people a sense of control builds individual and community wellbeing and fosters a sense of 
place (see A 2A and 2.10.3, from which this can be distilled))

3. develop ‘locally-sensitive’ policies based on a thorough understanding of the demographics of 
local communities and their identified needs (see A1 and 2) 

4. ensure Development Plans, Frameworks and Strategies for regeneration are designed to achieve 
clearly-defined, long-term goals for integration and to address identified needs (see B), expressed 
as area-specific targets.

5. identify Strategic Areas for Regeneration in Local Plans, based on area profiles and in line with 
identified long-term goals and area-specific targets (see policy D2A)

6. require all development and regeneration proposals to reference area profiles, to demonstrate 
their understanding of the local context and that they are addressing agreed targets.  Ensure 
scrutiny through the pre-application process and Design Review.

7. protect existing communities from displacement, through ongoing collaboration, by enforcing 
planning policies and by ensuring housing targets are not compromised through negotiation.
 
8. carry out post-occupancy reviews in order to monitor the impact of regeneration policies and 
projects; whether they are increasing integration and reducing inequality; and in order to learn from 
success and failure


