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M11. Is the strategic approach to accommodating development needs within London 
justified and consistent with national policy?   
 
11.1 Yes, the approach in the draft Plan to accommodating development needs within 

London is justified, as discussed in M10. Consistent with the 2012 NPPF, the draft 
Plan seeks to meet London’s needs within London, while protecting the Green Belt 
and Metropolitan Open Land1. The draft Plan’s evidence base demonstrates that 
London can meet the vast majority of London’s development needs within London.   

 
11.2 The draft Plan is based on the concept of sustainable intensification, making much 

more efficient use of land and focusing growth on well-connected locations such as 
the CAZ, town centres and Opportunity Areas, as well as other parts of London that 
are well connected by public transport.  Policy GG2 sets out an approach that 
prioritises the development of certain types of sites such as brownfield land - requiring 
developers to proactively explore the potential to intensify land, using a design-led 
approach to ensure the density of sites is considered in the context of a range of 
factors. 

 
 

In particular: 
a) Is the focus on the Central Activities Zone, Town Centres, Opportunity Areas 

and through the intensification of existing built-up areas in inner and outer 
London whilst protecting the Green Belt and Metropolitan Open Land 
justified and would it be effective in meeting identified needs and achieving 
sustainable development? 

 
11.3 The evidence that underpins the draft Plan shows that there is significant capacity for 

development on brownfield land within London. There are many sites that use space 
inefficiently and which could be significantly intensified to meet a greater level of 
development need. In line with the 2012 NPPF, these opportunities, where they 
deliver sustainable development, should be taken before considering any loss of 
protected open space.  

  
11.4 Chapter two of the draft Plan sets the strategic framework for the parts of London 

that will see significant development over the lifetime of the Plan. It focuses on 
Opportunity Areas, the CAZ and London’s town centres. These are places that are 
either currently well connected or have the potential to be made so through identified 
transport improvements. This approach is consistent with the 2012 NPPF2 in seeking 
to focus development on previously-developed land (para 17), contributing to the 
vitality of town centres (para 24), supporting sustainable travel (para 37) and creating 
healthy places (para 69). 

 
 
CAZ and town centres 
  

11.5 The CAZ and London’s town centres are the primary location for commercial activity 
and play a crucial role in London’s growth, delivering both jobs and homes, and 
capitalising on walking, cycling and public transport connectivity.   

                                                      
1 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, paragraph 14 
2 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012 

NLP/GD/03:%20DCLG%20National%20Planning%20Policy%20Framework%20(NPPF)%202012
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Document%20B14%20-%20NPPF.PDF
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11.6 The CAZ is also the global iconic core of London and is home to venues and 

businesses of both national and international importance. The agglomeration benefits 
seen in the CAZ result in exceptional productivity levels that are not replicated 
elsewhere in the UK3. Combined with its distinctive cultural and heritage role, the 
continued promotion of the CAZ is crucial to London’s status as a world-class city. 

 
11.7 Town centres are also well connected and have a crucial role to play in supporting a 

wide range of social, civic, cultural and economic functions across London, providing 
important opportunities for face-to-face contact and social interaction. Intensification 
and diversification in town centres can help to rejuvenate centres where there has 
been a decline in the retail offer, as well as providing a range of different housing 
options. Town centres provide particular scope to encourage sustainable development, 
due to high levels of connectivity and intensity of use. In line with the approach set 
out in the 2012 NPPF, the draft Plan directs main town centre uses to London’s town 
centres in order to support their viability and vitality, encouraging a broad mix of uses 
in town centres that are mutually complementary, with, for example, people working in 
town centre offices buying goods and services from nearby shops.  

 

11.8 Focusing growth in the CAZ and town centres also ensures that development is 
focused around sustainable forms of travel, which is essential in supporting economic 
growth, ensuring that the number of people who can access a range of employment 
and other opportunities is maximised, and helping to meet the Mayor’s target for of 
80 per cent of all journeys in London to be conducted on foot, by cycle of using public 
transport by 2041. 

 

Opportunity Areas 
 
11.9 Opportunity Areas (OAs) have the potential to deliver a substantial amount of the new 

homes and jobs London needs and have been the focus for growth in previous London 
Plans. Established OAs are now delivering significant numbers of new homes and jobs, 
as a result of consistent policy direction in both previous Plans and the current draft 
Plan, and partnership working between the Mayor, boroughs and local stakeholders. 
The development of OAs is consistent with meeting the objectives of sustainable 
development by focusing development on brownfield land, optimising the potential of 
sites and having a co-ordinated approach to delivery.  

 
11.10 The delivery of infrastructure is key to enabling and supporting this development. The 

clustering of OAs into growth corridors ensures that the most is made of existing and 
planned transport investment and helps enable the proper planning of utilities, 
communication capacity and social infrastructure. 

 

Intensification of existing residential areas 
 
11.11 While large-scale growth is focused in the areas described above, the draft Plan also 

seeks to make the best use of land across London, including through greater 
intensification of existing residential areas, particularly areas that are currently low 
density. The draft Plan recognises that new forms of supply are needed and suburban 
intensification, through the delivery of small sites, can provide this. 

                                                      
3 NLP/EC/001: GLA Economics, Economic Evidence Base for London, 2016 

https://www.london.gov.uk/sites/default/files/economic_evidence_base_2016.compressed.pdf
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11.12 The approach taken in the draft Plan places a new emphasis on the contribution outer 

London can play in this regard, but it should be recognised that many inner London 
boroughs have provided, and will continue to provide, a significant amount of housing 
through small sites. The approach set out in the draft Plan recognises that every 
borough needs to play its part if London is to meet its overall housing need. 

  
11.13 It should also be noted that the population is already growing in outer London, despite 

house building not keeping pace – this has led to situations of overcrowding and ‘beds 
in sheds’4. Population growth without planned development can have severe 
consequences for an area and does not provide the contributions to CIL, council tax 
receipts or New Homes Bonus that planned development would bring, and which help 
London to deal with the impact of a growing population.   

 
11.14 To ensure that this approach is sustainable, the draft Plan promotes the delivery of 

homes on small sites that are well connected by public transport (PTAL 3 -6) and/or 
that are within 800m of a station or town centre boundary. 

 
11.15 This type of growth can deliver housing that is more affordable for people on lower 

incomes than new homes built in central London. It can also help deliver and sustain 
improved public transport connections and walking and cycling routes. In addition, it 
can support increased delivery through enhancing the role of small and medium 
housebuilders.  

 
11.16 The draft Plan seeks to ensure that this growth is sustainable and is of good quality, 

but recognises that it will lead to some places in London evolving. This is consistent 
with the 2012 NPPF, which is clear that development should make the optimal use of 
sites and that standards relating to densities should seek a significant uplift within 
these areas.5  

 

 
SHLAA 
 
11.17 The SHLAA plays a central role in understanding the extent to which London has the 

land capacity to meet its full objectively-assessed housing need.  
 

11.18 It ensures that the draft London Plan addresses the requirements of the 2012 NPPF to 
‘boost significantly the supply of housing’, ‘to meet the full, objectively assessed need 
for market and affordable housing as far as consistent with the policies set out in the 
Framework6', and ‘to prepare a SHLAA that establishes realistic assumptions about the 
availability, suitability and the likely  economic viability’7. 

 
11.19 The purpose of the SHLAA is to provide a robust indication of aggregate housing 

capacity across London and at local planning authority level. It uses probabilities based 
on known site constraints to estimate the aggregate available capacity over the 
phasing periods.  

 

                                                      
4 NLP/PP/001: Outer London Commission, Accommodating London’s Growth (March 2016) 
5 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, paragraph 123a 
6 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, paragraph 47 
7 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, paragraph 159 

https://www.london.gov.uk/sites/default/files/olc_accommodating_growth_main_report_fixed.pdf
https://webarchive.nationalarchives.gov.uk/20180608095821/https:/www.gov.uk/government/publications/national-planning-policy-framework--2
https://webarchive.nationalarchives.gov.uk/20180608095821/https:/www.gov.uk/government/publications/national-planning-policy-framework--2
https://webarchive.nationalarchives.gov.uk/20180608095821/https:/www.gov.uk/government/publications/national-planning-policy-framework--2
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11.20 The SHLAA system automatically assigned a 0 per cent probability to all sites with 
designated protection and took account of the requirement for employment space and 
social infrastructure requirements (both through the exclusion of sites and through 
identifying sites as mixed use). In addition, industrial land requirements were taken 
into account during the SHLAA process and were updated once the industrial demand 
study was finalised.  

 
11.21 The SHLAA methodology included realistic default density assumptions based on the 

density matrix in the current London Plan. The default densities for sites in OAs were 
set above the top of the density matrix and for sites in town centres the default was 
set at the top of the relevant density matrix range; for all other locations it was set at 
the mid-point of the density matrix range. Boroughs could amend the density of the 
site based on local knowledge, while taking account of the need to optimise capacity 
to make the best use of land. 

 
11.22 The 2016/17 Annual Monitoring Report shows that the housing targets sets out in the 

2016 London Plan are being achieved, but the draft Plan recognises that a step 
change in delivery is needed, particularly in outer London. It therefore sets out 
measures to achieve this.   

 
11.23 Non-planning factors will also have to be addressed if actual delivery is to be 

increased. For example, the number of ‘active’ sites needs to be increased; large sites 
may need breaking up; site ownership by small and large ‘active builders’ needs to be 
incentivised; new ‘strategic players’ need to be encouraged in the housing market, 
such as e.g. ‘build to rent’ and public sector-based housing companies; and issues 
such as labour, materials, and institutional capacity constraints within the development 
sector need to be addressed. These issues will need Government and private sector 
collaboration to deliver sustained solutions. The Mayor is working with a number of 
parties to unlock these issues as far as is possible within the Mayor’s powers.   

 

b) Alternatively, should some of London’s development needs be met through 
reviewing Green Belt and Metropolitan Open Land in London? 

 
11.24 No. As set out above and in M10, the vast majority of London’s needs can be met 

inside London, without encroaching on the Green Belt.  
  
11.25 As discussed above, the evidence that underpins the Plan shows that there is 

significant capacity for development on brownfield land within London. In line with 
the 2012 NPPF, these opportunities, where they deliver sustainable development, 
should be taken before considering any loss of protected open space. This approach is 
also in line with the 2017 white paper ‘Fixing our broken housing market’, which sets 
out that Green Belt boundaries should only be amended in exceptional circumstances 
when authorities can demonstrate that they have fully examined all other reasonable 
options for meeting identified housing requirements8. This approach has also been 
followed in the 2018 NPPF, which requires plans to make as much use as possible of 
suitable brownfield sites and underutilised land, and to optimise the density of 
development 9.   

  

                                                      
8 DCLG Fixing our broken housing market, February 2017, paragraph 1.39 
9 MHCLG National Planning Policy Framework 2018, paragraph 137 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_Policy_Framework_web_accessible_version.pdf
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11.26 The Green Belt and MOL serve multiple important functions that support the Good 
Growth of London. This includes providing important habitats for wildlife, food 
growing, mitigating the impacts of climate change, preventing flooding, and allowing 
space for recreation and relaxation that delivers important health benefits as well as 
promoting social inclusion.   

 
11.27 In addition to these benefits, London’s Green Belt and MOL serve to prevent urban 

sprawl, driving the re-use and intensification of previously-developed land to ensure 
the city makes efficient use of its land and infrastructure, and that urban areas benefit 
from regeneration and investment.  

 
11.28 The release of Green Belt or MOL would undermine the multiple green infrastructure 

and social benefits of these spaces, promote development in less sustainable locations 
and undermine regeneration objectives, all of which would be contrary to the draft 
Plan’s Good Growth objectives. As discussed in M10, the IIA explored the implications 
of five potential growth options; this included selective release of the Green Belt, 
which did not score highly on a range of environmental objectives, including in relation 
to biodiversity, natural landscapes, heritage assets, leisure opportunities and flooding.  

 
11.29 The draft London Plan recognises the need to enhance the Green Belt. Some parts 

have become derelict and unsightly. This is not, however, an acceptable reason to 
allow development to take place. Such derelict sites can make positive contributions to 
the city’s resilience to climate change, biodiversity, flood prevention and helping to 
reduce the urban heat island effect.  The draft Plan also promotes improvements to 
increase access to these locations to ensure that the multiple benefits of the Green 
Belt and MOL are capitalised upon. 

 
 
 
 
 
 


