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Redevelopment of Housing and Estate Regeneration  

M26. Would Policy H10 provide a justified and effective approach to the 

redevelopment of existing housing and estate regeneration? In particular, 

would the approach to affordable housing be justified? In light of Policy H5, 

would the requirements be clear? In the context of local need and objectives 

for redevelopment or estate renewal, would it be effective? What is the 

justification for provision of affordable housing floorspace rather than units? 

Would it provide sufficient flexibility to reflect local circumstances and support 

housing and estate regeneration? Overall, would the approach taken meet the 

objective of Policy GG4 in delivering the homes Londoners need?   

 

Would Policy H10 provide a justified and effective approach to the 
redevelopment of existing housing and estate regeneration? 

 
No, it would not. The London Assembly wrote about estate regeneration in 2015 

in ‘Knock it Down or Do it Up’ (NLP/AD/43) and reported that fifty estates with 
over 30,000 homes had undergone regeneration schemes in the previous 
decade. While the total number of homes on those estates has now almost 

doubled, there had been a net loss of some 8,000 social rented homes. 
 

They stated that “The trade-offs associated with demolishing council homes to 
build a greater quantity of more expensive homes are seen by some as realism, 
and others as social cleansing.” “There needs to be far greater transparency and 

clarity about the purpose of proposed regeneration, and the justification for the 
options chosen.” 

 
Policy H10 should include some of the recommendations they made on pages 7 
and 8 of their report. 

 
PROPOSAL:  

Add into Policy H10 a section or sections for the following: 
 

Boroughs should be clear from the outset on the purpose of any 

proposed regeneration and how it fits within a broader strategy 
for the local area and borough, communicating this early, openly 

and broadly, and ensuring a systematic and objective option 
appraisal is undertaken and published  



 
Option appraisals should include effective consideration of 

medium-to long-term social and environmental issues 
 

An independent ballot of estate residents should be undertaken on 
the regeneration options and any proposals for demolition 
 

Leaseholders should be offered a like-for-like replacement of their 
property, or a similar offer, wherever possible  

  
 
Would the approach to affordable housing be justified?  

 
Yes, it would. 

 
Paragraph 2.66 of the ‘Affordable Homes and Viability SPG’ (NLP/HOU/004) 
states “The Mayor expects existing affordable housing to be replaced on a like-

for-like basis, meaning that, for example, homes at social rent levels should be 
replaced with homes at the same or similar rent levels.” 

 
The aim in estate regeneration should be better use of land and intensification 

which should deliver a net increase in social housing units. That is particularly 
important because almost 80% of the backlog of unmet need in London for 
affordable homes is for low-cost rented ones and the 2017 SHMA shows 30,972 

low-cost rent homes (47% of total) are required annually. 
 

PROPOSALS:  
 
In Policy H10 B replace the first sentence by  

‘There should be no net loss in the number and type of existing housing 
units as a result of redevelopment and homes at social rent levels 

should be replaced with homes at the same or similar rent levels.’ 
 
In Policy H10 add a section 

‘Any redevelopment of existing housing, whether privately or publicly 
owned should result in the delivery of more of these types of homes 

than were there before’ 
 
 

In light of Policy H5, would the requirements be clear? 
 

Yes but paragraph 4.5.1 makes clear that the need for affordable homes is 65% 
of all new homes, as in the 2017 SHMA. That means the target of 50% in section 
A of Policy H5 is insufficient as an aim and it is only collaboration with strategic 

partners that is intended to deliver 60% affordable housing. 
 

Therefore, Policy H5 does not provide for the achievement of the full needs of 
London for genuinely affordable housing and that may adversely affect the 
approach taken by boroughs on the policies in H10. 

 
The requirements are clear but there seem to be no policies to increase 

affordable housing delivery to 65% of all new homes. 



 
In the context of local need and objectives for redevelopment or estate 

renewal, would it be effective? 
 

Policy H10 would be effective only if modified as London Forum has proposed. 
 
 

What is the justification for provision of affordable housing floorspace 
rather than units? 

 
There is no clear justification for Policy H10 to require the need to maintain 
equivalent "floorspace" in its sections A and B in developing existing housing. 

That is an unacceptable measure because it could result in a net loss of 
affordable homes, if larger units are built to replace existing ones. 

 
If the policy is to prevent affordable housing units being reduced in the number 
of bedrooms during estate regeneration, then the words should state that. 

 
 

Would it provide sufficient flexibility to reflect local circumstances and 
support housing and estate regeneration? 

 
There is sufficient flexibility for boroughs to plan to meet local needs during 
regeneration and renewal. 

 
Footnote 41E following paragraph 4.5.2 states that “Separate affordable housing 

requirements apply to estate regeneration schemes on public sector land, which 
are set out in Policy H10 Redevelopment of existing housing and estate 
regeneration.”  

 
There appears to be nothing on that subject in Policy H10. The requirements and 

targets are in Policy H6 B and its paragraphs 4.6.5 and 4.6.5A. 
 
PROPOSAL: Correct footnote 41 

 
To assist boroughs, paragraph 4.10.2 gives aims for estate regeneration and 

London Forum supports the three purposes introduced by the MSC but suggests 
two additional ones, as follows. 
 

PROPOSAL: Add to para. 4.10.2 two more bullet points 
•  utilising the estate space in a better way; 

•  integrating the estate more into its surroundings 
 
The aims in paragraph 4.10.2 might be better covered by a section 

within Policy H10. 
 

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

The answer is ‘No’ because Policy GG4 B has a target of only 50% of all new 
homes being genuinely affordable. That is inadequate because paragraph 1.4.3 

indicates that 65% of all new homes should be affordable. 
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