Short briefing on responding to Mayor’s consultation on reduction in affordable housing requirement, cycle parking and design changes.
Send responses to londonplan@london.gov.uk before 23.59 on 22 Jan 2026
The draft City Hall consultation document can be downloaded here.
Background 
London has an entirely unrealistic housing target of 88,000 new homes per annum - only once have over 80,000 homes been built, in 1933.  The average number of new homes built each year, for the past twenty, is 35,000.
Last year panic set in when there were only 2,158 new home starts in the six months to June.  In response the government and Mayor announced a set of ‘measures to support housebuilding in London’, which they said ‘…responds to the current challenging macro-economic circumstances and the changing national regulatory landscape which have led to a reduction in housebuilding in the capital’.
But there was no real analysis why speculative housebuilding had come to a juddering halt.  Landbanking (300,000 homes permitted but not built) and developer profit (£2bn for top-five housebuilders in 2024-25) went unexamined. So did the flat-lining UK economy; so did people’s loss of confidence in new-build quality and the leasehold system.
Instead, the measures take aim at affordable housing, a long-standing target of the housebuilder lobby, and also at standards for better quality and safer homes, post-Grenfell.  The proposals’ centre-piece is a reduction in the affordable housing requirement, with the hope that this will kick-start stalled developments, by making them more profitable.  Other changes proposed include reducing cycle parking, reducing dual-aspect flats, and increasing the number of homes served by each building core. Reductions in borough CIL and increasing the Mayor’s powers to decide planning applications are subject to a separate, government led, consultation, which also has a 22 January deadline. (Separate briefing note.)
The measures proposed are said to be time-limited, up to 31 March 2028 (or the publication of a new London Plan, whichever is sooner), but changes made now for new developments  cannot be undone. The briefing below follows the order of the consultation.
Cycle Parking  
The Mayor’s London Plan requires a certain amount of cycle parking from new developments, according to how many larger homes there are.  The proposal is to reduce this from 2 spaces per larger home to 1.2 – 1.9 spaces.  London’s boroughs are also being divided into 3 tiers, with developments in some boroughs having to provide less cycle parking than others.  Some of the private development parking provision may also be sited on public land (i.e. pavements or the highway).
Objections	
· No evidence is provided that this will make any great difference to scheme viability. 
· The physical impact will be on our already crowded pavement and streets.
· No mention is made of the reason for existing cycle parking standards: to enable and encourage their use, to reduce reliance on the car, to create healthy streets
Dual Aspect flats 
The Mayor requires new homes to be dual aspect, unless this is exceptionally difficult. The proposal is to remove this requirement.
Objections
· Dual aspect flats are better ventilated, give more light and ventilation so are happier places to live in than single aspect flats.
· There is no evidence from the Mayor of how much removing dual aspect will improve scheme viability.
Number of flats per core 
The Mayor requires no more than 8 flats per floor of each core.  The proposal is to remove this limit.
Objections
· This change raises safety concerns.  No upper limit of flats has been proposed.
· The number of flats should not depend solely on upon fire safety regulations about distances from flats to core exits.
Affordable Housing
The Mayor now requires 35% of housing to be ‘affordable,’ with 50% required for developments on public land.  The proposal is to reduce this to 20% ‘affordable’ housing for private developments, with 35% on public land, (including 60% social rent in both cases).
Objections
· Developers will still be able to give less affordable housing, if they can justify it with a viability assessment
· The clear need is for the most ‘affordable’ housing, especially social rented housing; these measures would give us more (unaffordable) market housing instead, when the demand for this has collapsed.
· The Mayor does not show, with evidence, how these measures will work in practice and  makes no estimate of how many homes or affordable homes they will provide.
· The proposals do not address other factors such as increased build and labour costs; the whole burden of improving viability falls on affordable housing.
· The Mayor does not consider whether developers profit levels at 15%-20% of Gross Development Value are too high.
· These proposals will not speed up delivery of completed new homes, just their start. Developers will be able to wait until the market improves, before completing the homes, cashing in on the ‘emergency measures’. 
· If these measures were to ‘succeed’ it would mean four out five homes would be unaffordable market homes beyond the means of most Londoners.
· Reducing the affordable housing in developments could increase land values, making viability problems worse when the priority should be bringing land values down.
· Developments with high levels of market housing and low affordable housing can often increase local prices and displace local people.
· The massive carbon footprint of developments demands that they should provide housing affordable to most people, not housing that cannot be afforded.
Grant funding 
Schemes that offer the new lower levels of ‘affordable’ housing will be eligible for grants of between £70,000 and £220,000 per affordable home, beyond the first 10% of affordable housing, with the most grant for social rented housing.
Objections
· Grants, along with CIL relief, would be better spent improving the viability of schemes and maintaining the present level of 35% and 50% affordable housing.
Viability reviews These are used to ensure schemes do not make extra profit at the expense of affordable housing.  They should guarantee that super-profits (beyond 20%) are used for additional affordable housing.  The proposal is that there is no review of schemes if the first floor has been built by 31 March 2030. Otherwise there will be a late review once 75% of homes are occupied. 
· The viability reviews that are supposed to make sure that developers speed up delivery are even weaker than those in force at the moment.
· The proposed reviews allow the developer to keep too much of any extra profit
· Viability reviews are essential, there must be early and late stage reviews with additional profit going towards additional affordable housing
· The reviews will not speed up delivery of completed new homes, just their start 

PLEASE SEND AN OBJECTION TODAY!  You can send an email making these points - you don’t need to answer the 10 questions in the Mayor’s consultation document, but you can - or your response can be as simple as “I’m outraged that the Mayor is proposing cutting affordable housing requirements in London when housing is completely unaffordable and there are 90,000 homeless children in the capital”
