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

redevelopment of existing housing and estate regeneration?  
 
26.1 Yes. Policy H10 provides a detailed framework to ensure estate regeneration delivers 

genuine benefits to local communities. This includes creating the mixed and inclusive 
communities required by national policy through meeting affordable housing needs 
on-site. The Mayor’s commitment to creating mixed and inclusive communities, is set 
out in the objectives established in Policy GG4 A, B and C. 

26.2 The Government’s approach to estate regeneration is set out in the Estate 
Regeneration National Strategy 2016.1 This strategy recognises the potential role of 
estate regeneration in transforming neighbourhoods through the delivery of well-
designed new homes and public space that can provide better quality of life and 
opportunities for residents. A core objective of the strategy is for regeneration to 
result in balanced, inclusive neighbourhoods that meet diverse local housing needs.  

26.3 The Mayor’s London Housing Strategy commits to ensure that any affordable homes 
that are demolished as part of estate regeneration schemes are replaced on a like-for-
like basis.2 The London Housing Strategy was formally published in May 2018 and it 
received the government’s implicit endorsement in August 2018.    

26.4 Sustainable economic, social and environmental development underpins national 
planning policy. Social sustainability requires the creation and retention of mixed and 
inclusive communities. To achieve this, affordable housing needs should be met on 
site, unless it can be robustly justified that affordable housing needs cannot be met on 
site, or an off-site contribution can be shown to better deliver mixed and inclusive 
communities. This approach is consistent with the 2012 NPPF.3 The 2018 NPPF 
explicitly recognises the role of planning policies and planning decisions in shaping 
good estate regeneration and achieving positive social outcomes consistent with the 
National Strategy. It also states that planning policies should consider the social, 
economic and environmental benefits of estate regeneration and local planning 
authorities should use their planning powers to help deliver estate regeneration to a 
high standard.4  

 
In particular, would the approach to affordable housing be justified?  
 
26.5 Yes. The approach aims to ensure that where the loss of existing affordable housing is 

proposed, it is only permitted where affordable housing is replaced by equivalent or 
better quality accommodation, providing at least an equivalent level of affordable 
housing. This is particularly important in London, where new market housing will 
almost certainly be unaffordable to affordable housing tenants on the existing estates. 
This firm approach is needed because, historically, affordable homes lost to estate 
regeneration have not been replaced on a like-for-like basis.5 Furthermore, residents 
suffer significant and long-lasting upheaval and disruption, in addition to losing their 

                                                 
1 DCLG, Estate Regeneration National Strategy, 2016 
2 NLP/HOU/017: Mayor of London, London Housing Strategy, May 2018 
3 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, Paragraph 50 
4 MHCLG, NPPF 2018, Paragraph 93 
5 London Assembly Housing Committee, Knock it Down or Do it Up? The Challenge of Estate Regeneration, 
February 2015  

https://www.gov.uk/guidance/estate-regeneration-national-strategy
https://www.london.gov.uk/about-us/london-assembly/london-assembly-publications/knock-it-down-or-do-it
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homes, as a result of estate regeneration. For these reasons, new major estate 
regeneration schemes involving demolition of social homes must have the backing of 
existing tenants before they can receive funding from the Mayor.  

26.6 The Strategic Housing Market Assessment (SHMA) 2017 identified an acute need for 
new affordable homes, particularly low cost rented homes. Given the fact that a 
central objective of the Government’s National Strategy is to provide more and better 
housing, including affordable homes in areas of need6, it is essential that opportunities 
to increase affordable housing are maximised and that existing affordable homes are 
not lost through regeneration of housing estates, which would exacerbate London’s 
affordable housing needs.  

26.7 Development resulting in a loss of affordable housing is not acceptable, and it is 
important that tenants with a right to return can return to an equivalent home – one 
of equivalent size, tenure and rental level – on their estate, should they so wish. 
Failure to achieve these outcomes would undermine the draft Plan objective, as set 
out in Policy GG4, to deliver mixed and inclusive neighbourhoods.  

 
In light of Policy H5, would the requirements be clear?  
 
26.8 Yes. Specific policy requirements relating to affordable housing on estate regeneration 

schemes are set out in Policy H10. This specifies that homes that are demolished on 
estate regeneration schemes must be replaced by equivalent or better-quality 
accommodation, providing at least the same level of affordable housing floorspace on 
an identical or equivalent basis. All such schemes must follow the Viability Tested 
Route and provide an uplift in affordable housing where viable.  

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

would it be effective?  
 
26.9 Yes. Policy H10 clarifies the fact that planning permission should not be given for 

schemes that result in a loss of affordable housing. This is because there is an acute 
need for affordable housing in every part of London. The policy is clear that achieving 
wider objectives of estate regeneration, including delivering safe and better-quality 
homes for local people, and improving the quality of the local environment through a 
better public realm and provision of social infrastructure, must be pursued in addition 
to the basic requirement to replace existing affordable homes. 

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

units?  
 
26.10 Ensuring floorspace is replaced is the most robust approach that can be taken as a 

simple requirement to replace affordable housing on a unit basis would allow for the 
replacement of larger family-sized units with smaller units that provide fewer 
bedrooms. Replacement on a habitable room basis could result in a net loss of 
affordable housing floorspace if existing homes were built to more generous internal 
proportions than the minimum space standards set out in Table 3.1 of the draft Plan.   

                                                 
6 DCLG, Estate Regeneration National Strategy, 2016, Paragraphs 2 and 11 

https://www.gov.uk/guidance/estate-regeneration-national-strategy
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26.11 It would also be unjustified and ineffective to require like-for-like replacement with 
similarly sized units (in terms of number of bedrooms) as housing needs may have 
changed over time. The policy provides flexibility to meet present affordable housing 
needs both in terms of the unit mix and the number of bedrooms and bed spaces 
within the context of the current space standards  This approach ensures identified 
needs are met and can result in a greater contribution towards meeting affordable 
housing needs where a greater number of units are delivered within the same footprint 
of the existing affordable housing units lost to demolition. It also provides sufficient 
flexibility to meet wider aims, such as addressing overcrowding, without compromising 
on meeting affordable housing needs. The Mayor has produced good practice 
guidance for estate regeneration, setting out how schemes can replace affordable 
homes to more effectively meet current affordable housing needs.7 

 
Would it provide sufficient flexibility to reflect local circumstances and support 

housing and estate regeneration?  
 
26.12 Yes. The policy provides ample flexibility to reflect local circumstances because it 

provides for affordable housing floorspace to be re-provided in a range of 
permutations to respond to local affordable housing needs. This could take the form 
of replacement on an identical basis, or the affordable housing floorspace could be 
reconfigured to provide an alternative mix of affordable housing unit sizes within the 
same floorspace envelope. However, the policy is clear that estate regeneration should 
only proceed where affordable homes lost to demolition can be replaced on a like-for-
like basis given the need for affordable housing in London and the need to ensure 
existing affordable housing tenants can return to the estate.  

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

 
26.13 Yes. The SHMA identified a need for 47 per cent of new homes to be low-cost rent 

and a further 18 per cent to be intermediate tenures. To deliver the homes Londoners 
need, estate regeneration schemes should result in no net loss of affordable housing 
and any affordable homes lost to regeneration should be re-provided on an identical 
or equivalent basis. Estate regeneration schemes that resulted in a net loss of 
affordable housing would exacerbate London’s affordable housing needs.  

26.14 Furthermore, Policy GG4 C is clear that development should create mixed and inclusive 
communities. Replacement of affordable homes lost to redevelopment is essential to 
deliver this objective. Where viable, estate regeneration schemes should also provide 
an uplift in affordable housing to contribute towards meeting London’s affordable 
housing needs and creating more mixed and inclusive communities.  

 

                                                 
7 Mayor of London, Better homes for local people - The Mayor’s good practice guide to estate regeneration, 
February 2018 

https://www.london.gov.uk/sites/default/files/better-homes-for-local-people-the-mayors-good-practice-guide-to-estate-regeneration.pdf

