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Introduction: 

By way of introduction we repeat here parts of the statement we prepared in relation to Matter 15 
Strategic and Local Regeneration (Policy SD10), since much of the context is the same. 

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 masterplans, 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. 
Regeneration is a process that takes many years 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. 

Note: The need for a definition of ‘regeneration’

ft’work believes that, for H10 (and SD10) to provide an adequate strategic framework, the Plan must 
include a definition, in the text of the policy description and in the Glossary.

‘Regeneration’ (or ‘urban regeneration’) is a term that politicians, planners and built environment 
professionals all believe they understand, but we couldn’t find a clear definition in policy – on the 
MHCLG website (including the NPPF), the GLA/Mayor of London’s website, or in the Plan’s 
Glossary. To frame policy around a term that can mean different things to different people is 
problematic, leading to confusion, disagreement over interpretation and conflicts of interest. 

We eventually found a definition on the RTPI website (originally sourced from an ODPM guidance 
document (2004), ‘The 3Rs guidance’ ): Regeneration is an holistic process which aims to reverse 
the economic, social and physical decline of places where market forces alone will not suffice. The 
RTPI goes on to provide their own interpretation: The planning process provides the opportunity to 
enhance the role and capacity of communities as well as balancing community, business, 
environmental and individual needs. Effective regeneration requires active and meaningful l
ong-term community engagement and involvement, as well as changes to the physical 
environment. It is not for ft’work to write the Plan’s definition, but we suggest the RTPI’s description 
would be a useful starting point. 



General context to H10:

Communities evolve over time, yet can quickly be destroyed. In thriving communities people stay 
put; continuity, stability and a sense of security increase the chances of maintaining and creating 
successful neighbourhoods. Equally a transient population and loss of cohesion are features of a 
failing community. Research has detailed this cycle of decline and recovery: the displacement, 
particularly of families, is a key destructive factor, while the ability to accommodate changes in 
people’s circumstances, is an important stabilising influence.

Recent regeneration has contributed to the destruction of some of London’s communities, 
including some that have thrived for decades. The causes of displacement are both social and 
political, but include estate regeneration and redevelopment. Planning policy intended to offer 
protection is frequently flouted, as affordable housing is negotiated down, or relocated off-site. 
Meanwhile social tenants and owner-occupiers often find themselves priced out of replacement 
developments and must move elsewhere. Both H10 and SD10 must provide protection against the 
displacement of existing communities in the process of regeneration. 

The conflict of interests (commercial, political, social) that exist in relation to regeneration in 
general is particularly evident in estate regeneration. Londoners affected by recent high profile 
schemes (Heygate, West Kensington, Cressingham Gardens, Haringey Development Vehicle etc.) 
frequently talk about ‘social cleansing’, ‘developers out to make a fast buck’, ‘the council cashing 
in’. Communities resent the lack of transparency, the redacting of viability reports and the overuse of 
‘exceptional circumstances’ in negotiating away the policy obligations around Section 106, CIL and 
affordable housing. This highlights a serious break-down in trust and although the Mayor is taking 
steps to address this (Affordable Housing and Viability SPG; resident ballots for GLA-funded estate 
regeneration), Policy H10 has a role to play in clarifying the balance of interests. 

GG1 sets out the Plan’s overarching strategy for creating strong and inclusive communities. It i
dentifies 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. Regeneration has the 
potential to build on the success of existing communities, but to inclusive by design development 
strategies proposals must address the mix in anticipation, plan long-term and ensure effective 
scrutiny. 

The benefits new development brings to existing communities must also be demonstrable – and 
judged by their success or failure, over time. For H10 (and 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.

The Panel’s questions:  

(We have broken down the questions, below. Please note we have based our responses on the Draft 
new London Plan showing Minor Suggested Changes and applied the revised numbering 
accordingly)

Q. Would Policy H10 provide a justified and effective approach to the redevelopment of existing 
housing and estate regeneration? 
Q. In the context of local need and objectives for redevelopment or estate renewal, would it be 
effective? 

No

H10 addresses only ‘redevelopment of existing housing and estate regeneration’. ft’work’s believes 
that regeneration of existing housing, including estates, cannot be viewed in isolation from the 
broader regeneration taking place, or planned around it. 



As formulated, H10 focuses only on housing reprovision. It neglects to take account of the Plan’s 
social ambitions, particularly:
- the need to build ‘strong and inclusive communities’ (GG1)
- the involvement of existing communities in the process of redevelopment or regeneration
- the likely social impact
- the need to learn the lessons from past failures and successes
- the importance of understanding the social context (D2)
- social infrastructure

Policy D2 A, advocates a process of extensive initial evaluation ‘using demographic and s
ocio-economic data’ (for an understanding of social context, existing social and housing needs etc), 
in the preparation of Development Plans and Area Strategies. ft’work believes such Area Profiles, 
applied to estates and other areas earmarked for redevelopment, would provide an invaluable 
baseline against which regeneration proposals, and their likely social impact, can assessed. This data 
will also help boroughs ensure that planning decisions are building towards well-integrated, 
mixed-use communities. 

We do not agree with the the suggested minor change to remove Clause C and its placement in a 
footnote, because it removes any specific reference in the clauses to estate regeneration and social 
housing. We suggest that Clause A relates to new housing in general (densification), Clause B to 
affordable housing in general (replacement at equivalent or better) and Clause C to estate r
egeneration in particular. It should:
- protect against the destruction of existing communities, through unwarranted displacement
- uphold the rights of social tenants and owner-occupiers
- advocate a mix of tenures to support improved integration

- We propose the following modifications to Clause C (incorporating the wording of the ‘minor 
change’ footnote):  
- ‘Estate regeneration schemes must uphold the full rights to return or remain for social tenants 
and a fair deal for leaseholders and freeholders, as required by the Mayor’s Good Practice Guide to 
Estate Regeneration. Affordable housing floorspace must be replaced on an identical basis where 
a tenant has a right to return. Where there is no right of return affordable housing must be replaced 
on an identical or equivalent basis. I.e. Social rented floorspace may be replaced with social rented 
floorspace or by general needs rented accommodation with rents at levels based on that which has 
been lost.’

- We also propose the addition of a Clause CA relating to tenure mix and social infrastructure:
- ‘Based on an initial evaluation of the local social demographic and identified social needs (see 
policy D2A), redevelopment and estate regeneration schemes should:
1. seek to improve social integration and continuity by ensuring an appropriate mix of onsite 
affordable homes and tenures, in the locations where they are most needed
(see Paragraphs 4.7.3- 4.7.6)
2. ensure that social infrastructure is reprovided or, where possible, improved’

We propose the addition of a 4th category at 4.10.2: 
- supporting strong, vibrant and healthy communities (the ‘Social Role’ of sustainable development, 
NPPF)

H10 currently reads as a process being imposed on existing communities. GG1 (1.1.5), calls for 
people to help shape growth in their areas, while The Mayor’s Good Practice Guide to Estate 
Regeneration calls for ‘full and transparent consultation and involvement’. For regeneration to be 
successful (and displacement to be prevented) the voices of existing communities must be heard 
and their rights protected before and during development; while planning policies and housing 
targets must be properly enforced and not compromised through negotiation. 



The existing requirement to consult must become a requirement to engage. This must be an 
immersive and transparent process which engages a significant proportion of the community in a 
genuinely collaborative way. Opportunities for grass-roots involvement must be built in to the r
egeneration process. Although costly in time and money, the payback will be in the thriving 
communities that result.
We propose addition of a Paragraph 4.10.3B:
‘Regeneration and intensification can pose a potential threat to existing communities. This should 
be mitigated:
• through early and ongoing engagement with local residents, taking account of The Mayor’s Good 
Practice Guide to Estate Regeneration 2018; 
• by upholding the full rights of existing residents to remain; 
• by minimising the risk of displacement through careful phasing and ensuring that polices on 
affordable housing are enforced

Q. In particular, would the approach to affordable housing be justified? In light of Policy H5, would 
the requirements be clear? 

No. 

With regards to clarity, the definition of Affordable Housing in the Glossary has been removed as a 
‘suggested minor change’. ft’work believes it is important for it to remain there as a point of 
reference. It is a term that is frequently misused and misinterpreted, yet H5 and H10 do not provide 
definitions. As a minor suggested change the term ‘genuinely affordable’ has been inserted in a 
number of places. This is entirely meaningless without context or explanation, further justifying the 
need for a clear and consistent definition.

For H10 to be understood, there needs to be signposting, both to a full definition and to H5.

For it to be clear that ‘affordable housing’ encompasses social-rented and affordable-rented 
housing, reference should also be made to Paragraphs 4.7.3- 4.7.6 of this Plan, which set out the 
Mayor’s preferred affordable housing tenures. (See our proposed Clause CA, above)

Q. Overall, would the approach taken meet the objective of Policy GG4 in delivering the homes 
Londoners need? 

No

GG4: 1.4.2 (post Minor Changes) states the need to ensure ‘that London remains a mixed and 
inclusive place in which people have a choice about where to live’. No mention is made there or 
elsewhere of the displacement of existing communities, which represents a significant threat to 
sustainable development. We have already mentioned this point in our statement relating to Matter 
9, but also hope it is addressed in our proposed changes above.

The use of ‘exceptional circumstances’ to avoid the planning obligations designed to ‘deliver the 
homes Londoners need’ is becoming the norm. ft’work would like to see viability reports made 
public, in a new era of transparency. Greater scrutiny, through the planning process and Design 
Review, is essential. Design Review Panels should assume responsibility for scrutinising the provision 
of replacement housing in redevelopment and regeneration projects. This should also be included 
in the Mayors Guidance on Design Review.


