
Towards a new London Plan

London Councils is the collective of local government in London. Shared ambitions are developed, agreed, championed, and delivered at London Councils by members working together. Through London Councils, boroughs speak as one and collaborate with partners, including the Mayor of London.
 
As such, our members have a direct interest in the outcome of this consultation from the perspective as Local Planning Authorities and developers of new homes. We welcome the opportunity to make comments at this early stage of the plan development, setting the strategic direction for the new London Plan. We also welcome the borough level engagement taking place on evidence collection to inform the plan making process.

As this process continues, London Councils would welcome the continued engagement both at the political level, with our networks of Leaders and Cabinet Lead members, and also with our various officer networks on the more technical aspects of the plan. London Councils, sub-regional partnerships and the boroughs want to work with the Mayor to help shape a deliverable London Plan that finds the suitable balance between regional and local policy making.

It is vital that the development of the new London Plan is a genuinely collaborative process, with boroughs playing a central role.

Overarching principles

We welcome the commitments:

· To producing a streamlined London Plan, although caution against simply moving policy into supplementary guidance.
· To ensuring that the new Plan does not place additional burdens on development. The new Plan needs to ensure it does not duplicate what is best left at the national regulations or the borough level, leading to unnecessary bureaucracy.
· To ensuring that the Plan will follow the principles of good growth, including a commitment to economic, social and environmental sustainability.

While changes to planning policy and the London Plan have a role to play in accelerating housebuilding, they will not be the sole determinant given various other factors.

We believe key issues such as balancing local land uses and site-specific appropriate densities remain best taken via the local planning processes. 

It is also important that London is not seen in isolation, but consideration is needed about wider housing and employment markets that run across the wider South East of England.  



Local Planning Authorities

It is vital that residents still feel that they can trust and have their say in the planning process and that community voices are heard. This is important both in terms of defining policy, via the Local Plan process and via the determination of individual planning applications.  

The majority of Londoners trust their local borough on planning decisions, with recent Ipsos polling showing who Londoners trust to make decisions about new housing, the local community comes top (63%), followed by their local council (57%) and then the Mayor of London (50%).

Regional policies should therefore seek to ensure that local communities feel that they have a say in their local area’s future, finding – with the involvement of London’s local authorities – a suitable balance between policy setting at the London Plan and Local Plan levels.  

Consultation timescales 

The Towards the London Plan consultation timescale was challenging for those organisations, like boroughs, that require political engagement and sign-off.  We hope going forward the consultation processes builds in the timeframes for political engagement. 

Chapter 2: Increasing London’s housing supply

The London boroughs are resolutely pro-housing growth, and determined to help drive the increase in new homes across London, both in our capacity as Local Planning Authorities and as direct deliveries of new build housing. London’s housing crisis is deep and worsening, with 1 in 50 Londoners now homeless and living in temporary accommodation.

Currently, house builders – private, council and housing associations – are facing major viability problems, including rising construction costs, higher interest rates, current delays with the Building Safety Regulator process and access to a skilled labour force. This has led to a significant decrease in construction starts and new planning applications. The London Housing Mission will be focused on the actions needed to accelerate housing delivery. 

However, when addressing immediate viability issues, care is needed to not “bake-in” design flaws or ‘give up’ long established public benefits from the planning system, when viability is likely to cyclically improve in the future. Care is needed to ensure that changes in planning policy to promote viability do not simply lead to increased land values. 

Planning Departments in London have consistently maintained a pipeline of approved residential planning permissions of around  300,000 new homes. The delivery of this pipeline of approved planning permissions would meet London’s annual housing need of 88,000 new homes three times over. The planning system is not the main barrier to the delivery of new homes and infrastructure in London, but we recognise improvements and the necessary resources to function effectively are needed. 

Revised annual housing need figure for London
 
London Councils notes the national ambition to deliver 1.5 million new homes, and the revised annual need figure of 88,000 homes for London. This level of housing delivery will only be achievable with the required infrastructure investment and funding for affordable housing.  London Councils has been clear that infrastructure not only includes utilities and transport, but also social infrastructure such as GP surgeries and nurseries.
 
We support the existing arrangements for setting individual borough housing targets through the London Plan process, instead of borough targets being set nationally. This must however be subject to this process taking into account local character and land supply issues, as well as viability factors (including transport connectivity). The involvement of local authorities in this process is critical to help ensure that certain areas are expected to take disproportionate levels of new homes.

Large-scale urban extensions in the green belt and Metropolitan Open Land
The London Plan should respect the plan-led approach of individual Local Planning Authorities with regard to green belt release.  Notwithstanding the Mayor of London’s strategic planning powers, any release of green belt must be via a local authority plan-led approach determined by the individual local planning authority.

Similarly, any release of Metropolitan Open Land again must be set by the individual local authority through its plan-led process. 

The focus must be on releasing land that is previously developed, close to public transport and/or with a commitment to appropriate supporting infrastructure, and can viably and sustainably deliver significant levels of affordable homes.

Housing and employment land delivery must continue to follow a ‘brownfield first’ approach, which should be reflected in the National Planning Policy Framework and London Plan, and the release of greenbelt must not undermine the ability to bring forward brownfield sites. 

A significant amount of green belt lies beyond London’s boundaries, which provides major opportunities to help address the region’s housing crisis. Engagement must not just be at the regional level, but support continued borough-led cross-boundary agreements.

London Councils supports the approach put forward in the consultation, which specifies that new homes provided via the New Towns Taskforce would count towards London’s annual housing need figure of 88,000 homes. 
 
Planning for affordable housing

The current 35% threshold approach to the delivery of affordable housing, and the site threshold of 10 units for the affordable housing requirement, has been successful in delivering new homes for Londoners. The current more challenging market conditions have required increased flexibility. Given the timescale of the development of the plan and the length it runs for it needs to be able to allow for changes in the market and any new policy needs to be developed in detailed consultation with boroughs.  

Purpose-built student accommodation and other forms of shared housing

Boroughs have expressed concern about the overconcentration of certain forms of housing, including student housing. Boroughs need greater powers to be able to ensure the appropriate balance of accommodation types locally, including through a wider range of different use classes. 

For example the unregulated expansion of Use Class C3(b) housing – small-scale supported housing for up to six individuals receiving care – is becoming an increasingly significant challenge across London. As part of our response to the government consultation on supported housing regulation, we support the introduction of a new use class for supported housing to help ensure effective regulation, avoid over-concentration of small-scale C3(b) housing in local areas and retain the existing supported housing stock overall. 

Strategic approach to different types of accommodation across London

Whilst there may be merits to establishing a London-wide framework or guidance for different types of accommodation, such as specialist/supported housing, student accommodation, Homes of Multiple Occupation (HMOs), family housing and accessible housing, further in-depth discussion with boroughs is needed on the appropriate level of policy. 

Estate Regeneration

Social rented housing is the main priority for London local authorities in terms of affordable housing delivery. We therefore understand the proposed approach that better supports the retention of social rented housing by requiring the full replacement of social rented homes in estate regeneration projects (not just where there is a right to return).

Estate regeneration has however become more challenging over recent years as the cost of development has increased and the financial capacity of social housing providers has reduced. London’s social housing stock is generally older and harder to maintain than other parts of the country. Housing renewal is therefore an important means of ensuring that Londoners – particularly social housing tenants – will be able to live in decent, safe and environmentally sustainable housing. Some degree of flexibility to assess individual regeneration schemes based on their financial dynamics and viability, site constraints and capacity for densification, as well as the wider financial resources available to sustain longer-term delivery (for example, Affordable Homes Programme grant) will also be important. 

Gypsies, Travellers and Travelling Showpeople

We are supportive of an updated assessment of the need for pitches. Given the widely differing circumstances in each borough, it will be important for individual boroughs to be consulted.  Further discussion with boroughs is needed on any additional guidance including on whether this is best left to boroughs to decide.  

Chapter 3: Growing London’s economy

Specialist clusters of economic activity

We support the London Plan promoting new economic clusters in accessible locations, including beyond the Central Activities Zone.  This should focus on securing much needed investment; transport, infrastructure, as well as private sector developers and occupiers.

Town centres and high streets

We would welcome a more flexible approach to the range of businesses in town centres and high streets. We need to allow local dynamism to allow a variety of employment opportunities within town centres. 

Chapter 4: London’s capacity for growth and design quality

Building height and scale

Borough Local Plans are developed in partnership with local communities and respect the highly diverse character of London’s communities.  Regional policy must create a framework that supports delivery at the Local Plan level that is respectful of local character. We would therefore not support the London Plan: 

· setting out building heights in all locations across London that share certain characteristics. 
· setting a minimum height benchmark across London to support small site development.

There may be some scope for the London Plan to include a London-wide small site design code. This must be developed with boroughs, to ensure a code that, while reducing duplication of effort between boroughs, does not tie their hands in addressing local sensitivities. 

Tall Buildings

We support the proposal that the new plan removes the requirement for boroughs to identify tall building locations, but that boroughs choose whether they wish to in their local plans.

Homes for families

Ensuring we deliver homes for families is critical for Londoners. An overly numeric approach to affordable “units” in the London Plan may encourage building smaller flats rather than family-sized homes. The new Plan should recognise that the most acute family home shortage is of homes for larger families (with four or more bedrooms).  There should be consideration of if the proportion of social rent is given in size (square meters) rather than number of homes. 


Space standards and other requirements 

The Nationally Described Space Standard sets minimum sizes for the internal space within new homes.  We support the proposal that the London Plan continues to opt in to national standards and includes the additional requirements set out above.

London’s heritage

Working with boroughs, there is a potential benefit to standardising the approach at a London level, with a new policy enabling the sensitive adaptation and retrofit of historic buildings. This would save duplication of effort and London Councils already has a project on the retrofitting subject called the London Retrofit Heritage Guide that seeks to address these challenges. 

Chapter 5: London’s Infrastructure, climate change, and resilience

Energy efficiency standards

It’s imperative that any policy and regulations are assessed on their impacts and outcomes, and that they ensure new builds are fit for a rapidly warming climate. Regulations should be benchmarked against international best practice.

We welcome the engagement of the GLA on their commissioned evidence base to support the new London Plan’s carbon related policies with our Low Carbon Development groups. We look forward to further engagement as the process progresses further. 

The GLA needs to consider options to increase the section 106 carbon offset price ahead of the new London Plan. If we wait until the new London Plan for the increase, any off-setting collected would not be in the system until around 2031. 

Flood risk management

We welcome the repeated reference to the new London Surface Water Strategy (LSWS). It should be highlighted that this is a partnership-led strategy, with Flood Ready London leading an ambitious step change in how surface water is being managed. The strategy should be integrated into both the London Plan, as well as Local Plans and Local Flood Risk Management Strategies.   

We welcome the reference to permeable paving and mandated use of sustainable urban drainage, and their wider benefits should be stressed. London Councils is happy to discuss the integration of the LSWS into the London Plan in more detail, alongside the Flood Ready London Partnership.  

Transport’s role in London’s growth 

In 2023 London Councils published the London Infrastructure Framework where, for the first time, all 33 of the capital’s local authorities agreed an infrastructure framework on a cross-party, pan-London basis, with the aim of using infrastructure investment to boost prosperity, reduce inequalities, and help achieve net zero across the capital.  

During 2025, London Councils and the GLA will be refreshing the London Infrastructure Framework, working with TfL and utility providers, on the infrastructure needed for a growing city.  The outcomes of the framework will need to be appropriately reflected in the new London Plan. 

We would appreciate more guidance and support for boroughs on how best to balance flexibility over designated Crossrail 2 land whilst also safeguarding valuable areas for future growth (particularly housing-led growth). While some boroughs are successfully delivering modular temporary accommodation on safe-guarded sites, the preference is for permissions for permanent residential development where these sites can reasonably be released. The safeguarding still includes a range of different route options, so it is welcome if the route can be narrowed down and only safeguard what is really needed.


Sustainable transport networks to support growth 

We support the need for transport interventions at the local level, allowing for sustainable growth. However, the London Plan must outline accompanying principles to support implementation of each of the areas outlined and make sure these interventions work in practice, supporting local needs. 

Our most deprived and vulnerable communities should also be prioritised for these interventions.

Car parking, cycle parking and deliveries

While we support more sustainable transport options we would oppose imposing inner London car parking standards on outer London, with its much lower access to public transport.

We would like to see acknowledgement of the increasing need for Electric Vehicle (EV) enabled parking spaces across the city. It is encouraging to see the specific mention of road danger within this consultation and welcome further investigation of this issue developing on the existing guidance around Healthy Streets policy. For example, boroughs are well placed to deliver impactful active travel schemes and cycling infrastructure, including sustainable freight.

We would welcome working with the GLA on guidance on how to ensure shared micromobility e-bikes are parked in designated areas, and how kerbside and outer street management strategies can better support this. Clearer expectations around provision and enforcement would help ensure these modes are accommodated safely and without disruption.

Fire Safety

London Councils would support the further investigation of how planning can be used to reduce the risk of e-bike fires within housing, particularly within higher risk buildings. This may involve recommended provision for e-bike storage to prevent residents charging their bikes within residential spaces or in shared corridors/balconies.

These measures should of course be in conjunction with requirements for high-quality fire doors, compartmentation and maintenance among other standard measures.

Whole life-cycle carbon (WLC) and Circular Economy (CE)

The sharing of high quality planning data and an easier and shorter planning data review process for boroughs and the GLA, would unlock more reuse of construction materials. We would like fewer hurdles for developers to provide high quality circular planning data, thus removing a barrier to developing more infrastructure and buildings needed to support growth. 

Waste

Boroughs are concerned that payments associated with EPR will not be sufficient to cover the full costs of managing recyclable waste. When combined with potential financial impacts of the UK ETS, London boroughs have little ability to affect these costs. 

We welcome an approach to apportionment targets that recognises local challenges and the national policy context.

We are happy to provide further clarification on any of the issues raised in this response.

