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Housing strategy  

 
M18. Will the housing policies achieve the good growth objectives in Policies 

GG1, GG2, GG3 and GG4 relating to building strong and healthy communities, 

making the best use of land, creating a healthy city and delivering the homes 

Londoners need?  

In particular:  

a) how will the provisions of GG4E regarding ambitious and achievable 

build-out rates be put into effect?  

b) Will the provisions of Policy H1 B-F provide an effective strategic context 

for the preparation of local plans and neighbourhood plans? 

 
See our statement on M15 for comment on Policy GG1 which is relevant to this 

question. London Forum considers that Policy GG1 would not achieve the building of 
“strong and healthy communities” because it lacks content for achieving good 
proximity to facilities, services and transport.   

 
Housing policies will achieve good growth objectives only if the numbers, types, mix 
and tenures of homes delivered meet the needs of Londoners and are within easy 

walking distance of the social infrastructure, doctors, schools, retail and leisure 
facilities they need. Also, that housing development is supported by accessible 
transport of sufficient capacity. (see comments on M20: Small Sites and small 

developments) 
 

Policy GG4 B for “Delivering the homes London needs” and Policy H5 A both have a 
target of 50% of homes being “genuinely affordable”, whereas the need in the SHMA 
is 65%. The Plan needs to make clear if the 50% in GG4 B are the types of homes to 

rent that the Mayor has defined. If it includes too many ‘intermediate’ shared equity 
homes, which developers prefer to deliver as “affordable”, London’s requirements 
would not be met. 

 
The need for low-cost rent affordable housing, as in the 2017 SHMA, being at 47% 
of all new homes built seems unlikely to be delivered in the next few years based on 

the current rates of delivery. The Mayor is approving developments with 35% 
affordable housing and is aiming in the future for 50%. He is using funds from 
Government to help developers to deliver more affordable housing in each 

development referred to him but there is no guarantee of that fund being increased. 
 



The Mayors “Fast Track Route” may encourage developers to offer 40% affordable 
housing to avoid viability testing when they could have delivered over 60%. London 

Forum supports the NLP Policy H6 E for viability reviews for developments to recover 
excess profits. 
 

 
M18 b) The build-out milestones in Policy GG4 E are not under the control of a 
borough, even with incentives. Following the review on this subject by Sir Oliver 

Letwin, he reiterated his view that the fundamental driver of build-out rates once 
detailed planning permission is granted for large sites appears to be the 'absorption 
rate' - the rate at which newly-constructed homes can be sold into the local market 

without materially disturbing the market price. 

His other conclusions were: 
•  Reducing prices - It would not be sensible to attempt to solve the problem 

of market absorption rates by forcing the major house builders to reduce 
prices.  

•  Large versus small sites - Build out rates would not be increased by 

reducing reliance on very large sites. 
•  Varying housing products - If either the major house builders themselves, 

or others, were to offer much more housing of varying types, designs and 

tenures on the large sites that matched appropriately the desires of 
communities, then the overall absorption rates could be substantially 
accelerated.  

 
The latter point needs consideration for NLP policies. 
 

The target for new homes each year is more than double that which home builders 
have been providing as described in draft NLP paragraph 4.1.3 and according to the 
Mayor’s Annual Monitoring Report for all years up to 2016.  

 
The draft New London Plan does not explain how a step change in housing 
delivery will be achieved.  

 
The only new element in land supply for housing is regeneration of the low-density 
commercial and retail ‘sheds’ with large car parks and building on small sites, as in 

Policy H1 B 2. These retail sheds were often built on low-value sites with poor access 
by public transport and to local services. Knitting them into the local network may 
be problematic. 

 
 
In response to the last question in Matter 18, if Local Plans are up to date and 

contain area-based frameworks, action plans and Supplementary Planning 
Documents, Site Allocations, brownfield registers and design codes, as required by 
Government in NPPF policies and by the draft NLP in its paragraphs 0.0.22, 3.6.2, 

4.7.4 and 9.8.7, the draft NLP does provide the strategic framework for their 
compilation. 
 

Policy GG4 needs improvement in guiding boroughs’ Local Plan content, and should 
be part of the introduction to Chapter 4 on housing before Policy H1. It would 
provide the “effective strategic context for the preparation of local plans”, as 

in the question on this Matter. 
 

 



The housing policies in the draft NLP fail to make clear that boroughs should carry 
out the planning described in paragraph 0.0.22 and 3.6.2. Policy GG4 B should use 

the same words to encourage boroughs to plan for allocated sites and the use that 
will be made of them to achieve housing targets. 
 

PROPOSAL: 
There should be an extra paragraph between 1.4.5 and 1.4.5A as follows: 
 

‘Boroughs must include in their Local Plans the analysis and land designations 
described in paragraph 0.0.22 to ensure the housing targets will be met, with 
required infrastructure and transport in place.’ 

 
Policy H1 should require boroughs to not only allocate sites for homes, but to plan 
for what types of homes have to be delivered on them and what infrastructure 

improvements would be required to support new residents. 
 
Development must be plan-led and not determined solely by planning applications 

submitted by house builders. 
 
PROPOSAL: 

Policy H1 needs an additional section in its part A, as follows: 
 

'Boroughs should plan for the mix and type of homes sought within the total 
housing targets. Completions of affordable housing of the types described in 
the Mayor's Affordable Housing and Viability SPG are important and the 

necessary affordable housing within the overall housing targets should be 
sought in local plans and in decision making. See paragraphs 0.0.22, 1.4.3 
and 4.5.1 and Policy H5 on Affordable Housing.' 

 
Policy H1 2 a) is a significant change from the current London Plan where the 
distance for the purpose of encouraging higher density is to the town centre. It is 

inappropriate that the area for higher-density housing development should be 
extended by the draft NLP to within 800m of a town centre boundary, especially for 
linear centres, rather than from the central area or primary retail frontages. 

Occupants of new housing in this wider area may lack easy access to the range of 
local facilities and services. Good growth requires delivering housing where new 
residents would have such easy access.  

 
PROPOSAL: Replace all references to “town centre boundary” by “800m 
walking distance from the town centre primary retail frontages”. 

 
PROPOSAL: Policy H1 B 2) a), H2 D 2, para 4.2.5, and Map 4.3 – refers only to 
London Underground stations for access to transport. It should include all stations. 

 
PROPOSAL: Policy H1 B 2) (a) should have an additional sentence on the end - 
'See Figure 4.2 for PTAL and the Glossary for details of where PTALS for each 

location can be found. See also Figure 4.3 for proximity to town centres.’ 
 
PROPOSAL: Para. 4.1.2 states “boroughs are not required to carry out their own 

housing needs assessment”, yet they have to decide what type of housing is needed 
and where in order to seek the percentage of affordable housing types that they are 
required to decide upon from the total affordable housing by Policy H7 A 3) and 

paragraph 4.7.2. 
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