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This evaluation of London Tenants Federation’s involvement in the development and
examination in public of the draft new London Plan covers the activities we engaged in,
the direct and indirect outcomes of our work and press coverage gained.
An LTF publication.
Published in November 2020
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DRAFT NEW LONDON PLAN - TIME LINE
Introduction: The London Plan is a framework for development in London over a
25-year period. The Mayor of London is legally required to produce and regularly
update the Plan. The Plan includes planning policy on housing, regeneration,
economy, environment, social and community infrastructure and transport. It also
identifies large-scale development or ‘opportunity areas’. London boroughs own
Plans have to be in general conformity with the London Plan. London Tenants
Federation (LTF) engaged in attempting to influence Sadiq Khan’s draft new London
Plan as we did with Boris Johnson’s 2011 London Plan.
It is unusual for social tenants’ groups to engage in trying to influence the development of planning policy as it uses inaccessible and technical language. It entails
consultation processes that take place over a long period of time including an
Examination in Public (EiP) overseen by independent planning inspectors.
Positively, however, this provides opportunities throughout to build on arguments
and provide grass-roots evidence of the impact of regional policy locally. We
worked hard, engaging effectively and reflecting grass-roots social tenants’ views.
In October 2016 Sadiq Khan produced A City for all Londoners, setting out his
October 2016
direction of travel for a new London Plan. He proposed accommodation of
further growth in London through higher density development, acceleration of
over 40 opportunity areas and a new transport strategy. He introduced a new term
‘good growth’ and London Living Rent homes for middle income households. He said
he would move towards a 50% affordable housing target.
Some of these proposals were first taken forward in the Mayor’s Affordable
Housing and Viability Supplementary Planning Guidance (see p4) before the
publication of his draft new London Plan.
LTF members held detailed discussion on the content of A City for all Londoners and
some attended GLA consultation sessions about it at City Hall.
LTF responded to the consultation on the document in December 2016. We
expressed concern that:
 the Mayor’s focus on further growth in the Capital would continue to meet the

needs of high income households at the expense of those with lower incomes;
 the publication failed to show how the Capital’s housing crisis - high levels of
homelessness and backlog of need for social housing - would be addressed;
 A City for all Londoners referenced ‘mono-tenure’ council estates as ‘a mistake’
rather than a genuine attempt to meet the housing needs of a wide range of
households. We said that this view and the Mayor’s stated intention to lead on
regeneration would continue to result in unnecessary demolition of
structurally sound council estates.
We asked the Mayor to end use the of the term ‘affordable housing’, as so much of
it is not affordable to low income households. We proposed that the Mayor
establish a forum of tenants and other community sector groups to engage directly
with him about the development and monitoring of his strategic housing policies.
We continued to lobby for this proposal, in our response to the Mayor’s draft
London Housing Strategy and in meetings with his officers. In late 2018, LTF
members met with the Deputy Mayor for Housing to discuss how our suggestion
might be taken forward. The eventual outcome was the establishment of the
London Housing Panel, in May 2019, which we have gained membership of.
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December 2016

August 2017

The Mayor of London published his Housing Affordability and Viability
Supplementary Planning Guidance - Homes for Londoners in August 2017.
As first proposed in A city for all Londoners, the Supplementary Planning Guidance
sets out a Threshold Approach for developments to provide 35% affordable
housing and 50% on public land. A Fast Track Route would enable developments
to progress without the need to submit detailed viability information. Schemes
not providing the threshold level of affordable housing, or requiring public
funding to do so, would have to submit detailed viability information.
The supplementary guidance also introduced London Affordable Rents, deemed
to be similar to social rents but are actually more expensive than existing and
new council rents, and London Living Rents for middle income households.
Further discussion took place on this at the Examination in Public of the draft
new London Plan, in 2019.

December 2017

The Mayor of London’s draft new London Plan was published in December
2017. A number of our member representatives attended launch events of the
Plan at City Hall. They later attended consultation events held by the Mayor’s
office, which included a joint conference with Just Space, a community organisation that we are active members of. One of our regional representatives spoke at
the conference.

February 2018

We organised a meeting about the draft new London Plan in February 2018,
which was attended by representatives of 60 tenants’ groups. Duncan Bowie, UCL
planning researcher and a previous London Plan strategic planner, spoke at the
meeting about London’s housing needs and the housing targets being proposed
by the Mayor, in his draft new London Plan.
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We organised workshops on design and housing density, the Mayor’s proposed 47
Opportunity Areas, environmental, social and community infrastructure and
employment issues. The workshops were facilitated by LTF members and our
co-ordinator.

We submitted our response to the consultation on the draft new London
Plan in March 2018. This drew together comments made at our February 2018
event and from our consensus policy positions. Our policy positions had been
developed over some years during our attempts to influence regional policy in the
London. They are updated biannually.

March 2018

The Mayor’s office received 1,750 responses to the consultation - from developers,
London boroughs, campaign groups, government agencies, professional bodies,
individuals, campaign groups and community organisations.
Consultation responses were sent to planning inspectors who were
appointed to oversee an Examination in Public of the draft Plan in July 2018.

July 2018

In response to the consultation submissions, the Mayor published ‘minor
suggested changes’ to the draft new London Plan in August 2018. Overleaf, on
pages 6 and 7, we have set out a table of 14 changes suggested that relate
specifically to comments we had made in our response to the consultation.

August 2018
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Policy

LTF consultation response

Minor suggested changes

Good
Growth

Re: Good Growth policies - GG1, 2, 3, 4 - (i)
we expressed concern that the draft plan
continued to encourage drastic change in
working class areas to benefit higher
income households. (ii) we said this had
increase polarisation (iii) we asked how
working class households get to express
what is of value to them. (vi) we noted that
many social housing tenants’ families
need to have financially and physically
accessible green, play, social & community
infrastructure as the cost of travel to such
facilities, for whole families, was high. (v)
we raise concerns that levels of poor
housing and overcrowding are key determinants of poor health and (vi) noted that
there is a gap in the evidence of detrimental impacts of regeneration / gentrification; an issues which has been
researched in the USA.

‘Social class’ added to a list of
equalities group in Policy GG1.

Town
Centres

Policies SD6,7, 8 & 9. We expressed
concerns about a large amount of these
policies being focused on Town Centres.
We highlighted that this had resulted in
loss of local character, shops, services and
markets.

Text added to SD6 referring to high
streets being one of London’s most
characteristic urban features which
play an important role in local
economic and social infrastructure.

Strategic
& local
regeneration

Policy SD10. We proposed that policy
should say that regeneration plans should
be based on existing community needs in terms of housing, training, green, play
and social infrastructure.

Change to SD6 policy and text
saying that communities should be
engaged at an early stage in
Strategic and Local Areas of
regeneration and throughout
development of programmes.

Inclusive
design

Policy 3D. We said that the policy should
be tempered with a number issues that
affect the use of lifts.

D3 amended to say that evacuation
lifts should be appropriately
designed.

Small
sites

Policy H2 We said we feared that social
housing estates would be targeted for
small scale demolition of precious social
housing, green and play spaces.

Policy text amended to say minor
developments should achieve no
net loss of overall green cover.

Affordable
housing
tenure

We said policy H7 should specify that any
replacement homes in regeneration
schemes should be of the same tenure,
rents and service charges as existing.

Text amended to say that loss of
affordable housing should not be
permitted unless providing floor
space on an identical basis where a
tenant has a right to return.

We argued that homes at social rents
should be included as one of the Mayor’s
preferred ‘affordable’ tenures.
Offices

We challenged a reference to
‘competitiveness‘ in policy E1 as this
seemed to promote high end business, at
the expense of office space owned by the
public sector and which is more likely to
benefit people from low and median
income households.
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Improvement of access to and
quality of - green, play, recreation
and sports added to GG3
Text of policy GG4 amended to
mention past insufficient housing
delivery. Although it does not
specifically mention social housing,
it notes that this has created
worsening housing conditions,
affordability and overcrowding.
Additional text added to GG2 stating that good growth policies involve assessments & mitigation of
any potential impact of development proposals on health & wellbeing.

Policy and supporting text changed
to include social rented homes.
Additional policy text added
referring to improvements in
flexibility and adaptability of office
spaces and the reference to
competitiveness was removed.

Sector,
growth
opportunities &
clusters

Re E8 We expressed concern that the
policy did not address issues highlighted in policy E11 relating particularly to
existing low-income households that
are unemployed, are in in-work poverty
or are young people.

A new clause added specifying that
boroughs across London contain a
rich variety of employment areas
including industrial estates …………
which provide locations and
opportunities for locally significant
sectors and cluster of businesses
……..which are important to local
economies and provide diverse
employment opportunities for local
residents.

Minimising
greenhouse gas
emissions

We noted that while supporting text in
policy S12 mentioned minimising
embodied (whole life cycle) carbon
emissions, this should be included and
would be stronger in the policy itself.

Policy amended to say ‘development
proposals referable to the Mayor
should calculate whole life-cycle
carbon emissions through a
nationally recognised whole life
cycle assessment and demonstrate
actions taken to reduce life-cycle
carbon emissions.
An additional paragraph of supporting text added - mentioning the
need to capture a development's
whole life cycle / embodied carbon

The panel of planning inspectors that were appointed to oversee the
September
Examination in Public (EiP) of the draft new London Plan, published a list of
2018
draft matters and participants for the EiP, in September 2018. The ’matters’ are
the key issues that had been highlighted as being contentions in consultation
responses to the draft new London Plan and which relate to evidence-based tests
of soundness (see page 8). ‘Participants’ are those that were being invited to attend
the EiP hearings on the basis of their consultation responses. At this stage, the
panel invited amendments and additions to their suggested matters and
participants, from those that had made responses to the consultation.
Technical seminars with GLA officers and the EiP panel members took place
in early November 2018. The seminars related to the Mayor’s economic
projections, demographics, waste and zero carbon and 2017 Strategic Housing
Market and Strategic Housing Land Availability Assessments (SHMA and SHLAA).
These all evidence-based documents being used by the Mayor to support the
policy set out in his draft new London Plan Those who had responded to the
consultation on the draft Plan were able to book to attend, to ask questions and
make comments at the technical seminars.
One of our representatives attended the discussion on the SHMA and SHLAA with
our co-ordinator, to question officers about the 2017 SHMA’s assessment of need
for family sized dwellings in London. A much lower requirement was suggested in
the 2017 SHMA than in the 2013 SHMA, despite poor delivery of family sized
dwellings and increases in London’s overcrowd homes (particularly social rented).
Others in attendance at the seminar had raised concerns similar to ours in their
responses to consultation. This included the London Assembly Planning
Committee and academics from the London School of Economics.
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November
2018

As a result of the concerns we and others raised at the technical seminar,
the GLA agreed to provide a new assessment of need for difference sizes of
homes which was later made available for discussion at the EiP.
Tests of soundness: The National Planning Policy Framework requires that to be
sound, a development plan document should be positively prepared, justified,
effective and consistent with national policy, as well as satisfying the Duty to
Cooperate and legal and procedural requirements.

These 4 tests are Planning Inspector’s main consideration at an EiP and responders to
consultation should be use these in making their submission.
(i) Positively prepared: Development plan documents are need to meet infrastructure requirements. These requirements should be objectively assessed and
consistent with achieving sustainable development.
(ii) Justified: To be ‘justified’ development plan documents needs to be founded on a
robust and credible evidence base involving:

• evidence of participation of these that have a stake in the area
• research/fact finding – the choices made in the plan are justified by the evidence.
What is the source of the evidence? How up to date and convincing is it?

• the most appropriate strategy when considered against reasonable alternatives.
Have the reasonable alternatives been considered and is there a clear audit trail
showing how and why the preferred strategy/approach was arrived at?

(iii) Effective: To be “effective” development plan documents needs to be: deliverable,
flexible, able to be monitored and based on joint working with neighbouring
authorities
(iv) Consistent: with national and regional policy and if not there must be a clear and
convincing reason to justify a different approach.

November
2018

A final matters and participants list was published by the EiP panel in midNovember 2018 which included additions and amendments to the list
published in September 2018. They panel also set out questions on each of the
matters, designed to tease out more information from participants about their
concerns in written submissions and then later at the formal hearings.
London Tenants Federation was invited by the panel of inspectors to
engage in the policy hearings on 15 different matters which were held
over 19 full or half day sessions at the EiP. They included: The duty to Cooperate, consultation and engagement; Good Growth; strategic and local
regeneration; housing requirement, housing strategy, housing supply and
targets; small sites; housing monitoring; affordable housing; particular types of
housing; other housing matters; inclusive design; safety security and fire
safety; heritage and culture; Central Activities Zone. LTF members also spoke
on behalf of Just Space (of which we are members) on Opportunity Areas and
format, scope and content of the Plan.

November
2018 to
January 2019

We spent a great deal of time carrying out preparation work for our
attendance at the EiP. This included making written submissions to the
questions asked by the inspectors on the ‘matters’ that we were to attend at the
hearing for. This provided the opportunity to elaborate on things we had said in
our consultation response and to add in grass roots evidence. We held LTF
member meetings and some with other members of Just Space. We read
consultation responses and written submissions that others who were to attend
the EiP had submitted. These were posted on the EiP pages of the of the GLA
website.
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This informed us of the positions that others might take at the hearings. It
enabled us to assess who might have views similar to ours and who we might
support in our comments at the EiP, in order to help create a stronger community
-based voice.
Our media group members, with our communications officer, prepared a
calendar of dates when we would be attending the EiP, a summary of the LTF’s
positions on the matters we were to attend and the key changes we wanted in the
draft new London Plan.
LTF members who were to attend the hearing also took part in some of the media
group meetings. They produced blog pieces and comments for our website, social
media and press releases. This enabled us to engage in some debate in the
public domain about the EiP, improving communication about our work and our
wider reputation. See more about this on pages 10 and 11 of this report.
Representatives of 8 LTF member organisations and the LTF co-ordinator
took part in the EiP; our co-ordinator often supporting our members with
provision of information during the EiP hearings.
In order that we might refer to evidence-based material at the EiP, we
made requests to the panel for 9 documents to be added to the EiP
library (held on the GLA website) where they would be open to the public and
available for the panel and those attending the EiP to scrutinise.
All the document that we requested to be added to the Library were accepted
by the panel. These were:
 The Grand Union Alliance’s Ground Rules for Effective Community Involve-

ment (GUA was a group that we established and supported in the Old
Oak and Park Royal Development Corporation Area);
 LTF’s League tables of London Borough/s delivery of social rented homes
(2014-17);
 Who gains from housing growth and if housing growth is ever ‘inclusive

growth’ (Prof Rebecca Tunstall, Centre of Housing, York University);

 LTF’s London Housing targets and delivery 2016/17;
 LTF’s Holding on to the homes we have now (with case studies on estate re-

generation);

 Does demolition or refurbishment of old and inefficient homes help to in-

crease our social, economic and environmental sustainability (Anne Power);

 Demolition or refurbishment of social housing - a review of the evidence

(UCL);

 LTF’s Analysis of London Living Rent with median income levels based on a

third of income being used for rent;

 Data on displacement of households from council homes demolished since

1997 (Prof Loretta Lees).

In addition Just Space submitted two additional LTF documents which
were also accepted for inclusion in the EiP Library:
 LTF’s summary of social rent costs and
 LTF’s Guide to affordable and genuinely affordable housing.
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EiP January to
late May 2019

January to We kept our members, friends and contacts informed about the issues we
late May 2019 were engaged in at EiP through social media:
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We gained some press coverage:
January to
June 2019
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January to
mid May 2019

We updated our member, fiends and contact through our regular enewsletters and our website.
The comment below was produced by members of our media group with our
communications officer

12

A comment from one of the members of the LTF team at the London Plan EiP

Post EiP comment: “I’m really pleased to say
that we achieved most at the London Plan EiP
through the debate on Strategic and Local
Regeneration. We and other community groups,
supporting one another, gave a lot of grass roots
evidence. As a result, the inspectors encouraged
the GLA to make alterations to the policy saying
‘this is a very contentious issue’.
LTF was the only group that challenged the
wording ‘Spatial Inequality’ in our written
submissions and its great that this phrase was
removed from the Plan” (See page 15)
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January to mid
May 2019

January to
mid May 2019

Comment from another representative of the LTF London Plan EiP Team

Post London Plan EiP comment: “We didn’t get invited
to speak on opportunity areas at the EiP.
However, we were able to raise our concerns about
them in the discussions on Good Growth policy. Also,
one of our members who is from an Opportunity Area
in Tower Hamlets was able to use the Just Space seat to
provide his grass roots evidence. We will have to carry
on carefully monitoring any harm created for low
income households in these areas.”
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Consolidated changes (including the early minor alterations and suggested
changes during and after the EiP) were published in July 2019. The table
below and overleaf, set out 12 policy and supporting text changes that relate to
comments made in our written submissions and at the EiP.
Policy

LTF proposals in written submissions Changes made to the draft new
and at the EiP hearings.
London Plan

Strategic & We said Policy SD10 is based on what
Local regen- is described as ‘tackling spatial
eration
inequalities’ rather than on directly
addressing poverty and the causes of
poverty in some parts of London.
This often means spreading poverty
out into less concentrated areas resulting in displacement and
appropriation of previous low
income working class areas to
develop homes and jobs to benefit
wealthier communities.
We proposed changes stipulating
that regeneration should focus on
the needs of communities in low
Income areas to tackle economic,
environmental & social inequalities.
Loss of
existing
housing and
estate
redevelopment

‘Spatial’ (inequality) removed in
Policy SD10B.
The text of supporting paragraph
2.10.2 also removed ‘spatial’
inequality and added ‘In order for
regeneration initiatives to contribute
to Good Growth it is important that
they tackle poverty, disadvantage,
inequality and the causes of
deprivation, address social, economic
and environmental barriers and
benefit existing residents and
businesses in an area.

We suggested that grant funding
should not be awarded to schemes
that including demolition without
evidence that they would be better
socially, economically and environmentally than refurbishment.

Policy changed to say ‘before considering demolition and replacement of
affordable homes, housing associations and their partners should
always consider alternative options
first. They should balance the
potential benefit of demolition and
We proposed that: Loss of social
rebuilding with the wider social and
rented homes shouldn’t be permitted
environmentally.
unless replaced by equivalent or
better quality social rented homes
Policy changed to say where social
with at least equivalent level floorrented housing is being demolished it
space on an identical or equivalent
must be replaced by social housing
basis.
where tenants have a right to return.
We said that requirement of the
Mayor’s Good Practice Guide to for
social housing tenants at the heart of
any estate regeneration schemes
must be specified in the policy H10.
We said that the policy must be clear
that estate regeneration might entail
refurbishment rather than demolition.

Housing size As already highlighted we and
mix
others had challenged the accuracy
of the SHMA’s assessment of need
for family sized homes.
We engaged in the debate about this
at the EiP.

Supporting text amended to - ‘it is
important that existing homes of all
tenures are well-maintained and are
of good quality.’
Text added - ‘The Mayor’s Good
Practice Guide to Estate Regeneration
provides detailed guidance for assessing appropriate approaches to
estate regeneration that have been
formulated in consultation with
residents.’
Policy H12 notes that a new needs
assessment for different sizes of
homes is in to the SHMA’s
addendum. The original table inserted in the Plan is removed
Supporting text says that boroughs
may set preferred size mix in site
allocations.
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July 2019

Build to rent

We objected to suggestions that
there should be separate waiting
lists for intermediate housing and
proposed that given levels of need
in London that, inclusion of social
rented home in these Build to Rent
schemes should be prioritised.

Specialist
Our rep highlighted the high need
older persons for older peoples housing at social
housing
rents. Many around the table at the
EiP were providers of specialist
older persons housing who were
suggesting that the greatest need
for this type of housing was homoowners.

Fire safety

New supporting text of policy H13
says ’where justified in a development plan, a borough can require
that a proportion of affordable
housing at LAR or social rent on
build to rent schemes and that
these should be managed by a
registered provider.’
Additional policy text added to
H15A requiring boroughs to take
account of data on local type and
tenure of demand for specialist
older persons housing.
Supporting text added to say that
specialist older persons housing
covered by the requirements of the
policy has a number of attributes
including ‘housing occupied under a
long lease or freehold or tenancy
agreement, licensing agreement….

We suggested that the Mayor
Paragraph added to Policy D11
should draft guidance on fire safety saying that refurbishment that
issues relating to refurbishment.
requires planning permission is
subject to London Plan policy, but
where this is not required the
Mayor expects steps to be taken to
ensure all buildings are safe, taking
into account the considerations set
out in the Policy.

After the EiP we allocated time to feeding back to our members and making
some alterations to our ‘policy positions’ to take into account issues that arose
during our involvement in the draft new London Plan EiP.
October 2019

The Panels’ report was published in October 2019. This supported all the minor
suggested and further suggested changes (made at the EiP and after) - other than
those mentioned in the Panels’ Report. None of the changes that we have listed in
our tables on pages 6,7, 15 and 16 are mentioned in the Panel’s Report - i.e. they
are those that the panel supports. It is of note that the inspector’s report assessed
that only 52,000 homes could be delivered per annum, rather than the 65,000
stated in the draft new London Plan.
LTF representatives spent time scrutinising the report along with other Just Space
members and prepared an analysis of the changes specifically on housing and
regeneration for a Just Space meeting.

December
2019
February 2020

March 2020

The Mayor of London sent his ‘intent to publish London Plan’ to the
Secretary of State in December 2019. The Plan can not be formally adopted by
the Mayor until it is agreed by the Secretary of State.
The Secretary of State sent an Anticipated response to the Mayor of London
which was received in February 2020. This simply said that he needed another 4
weeks to consider the Mayor’s ‘intent to publish London Plan.’
The Secretary of State’s response and directions were received by the
Mayor of London in March 2020. Robert Jenrick criticised delivery of housing
over the last three years and noted the average price of a new home in London
had increased by £45,000 in 2018. He was critical of stalled sites in the Old Oak
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and Park Royal Development Corporation and suggested that the Mayor had put
‘onerous conditions on estate regeneration schemes for them to be eligible
for grant, such as the requirement for ballots, which he said ‘jeopardised
housing delivery’. He did not though direct a modification to the Plan on this
issue.
The Secretary of State directed some modifications to some policies justified by
references to National Planning Policy Framework. Only one of these relates an
issue that we had engaged in at the EiP, relating to policy H10 (about sizes of
homes). This directs a modification to the Policy highlighting the need for
additional family housing (which we would support).
In April 2020 the Mayor of London responded to the Secretary of State saying
that he has asked his officials to start conversations and engage positively and
constructively with the Ministry of Housing and Local Government officials.

April 2020

We were told that the Mayor was working to publish the London Plan ‘towards
Summer 2020.’
As of November 2020, the new London Plan has still not been adopted.

KEY ACHIEVEMENTS AND LESSONS LEARNED
 This was a long, hard piece of work, but we did manage to effect some changes

to the London Plan. A number of these are not fully what we wanted but do
make improvements and some are issues that we can continue to lobby on.

 Removal of the expression - ‘spatial inequalities’ was a significant gain as were

some of the changes relating to estate refurbishment and demolition. These
are a continuation of work we have focused (protecting existing social rented
homes and indeed communities) for some time, showing that our persistence
has paid off.

 We successfully challenged the Mayor’s analysis of the need for family sized

homes - an issue that we will continue to pursue in our work, especially given
the impact that overcrowding has had in respect of Covid-19.

 We produced a wide range of analysis on issues relating to housing need and

delivery of housing, that we can continue to use in other areas of our work.

 As a spin off-of engaging with the development of the London Plan, our

proposal that the Mayor of London to establish a forum of tenants and CVS
organisations that engages with the Mayor’s office on housing policy was
eventually successful.

 Our preparation work served us well. All those that engaged in the hearings

were well prepared and assertive in putting forward LTF’s positions.

 LTF members that took part in the round table debates at the EiP have gained

skills in engaging in these formal EiP hearings.

 We achieved most during the EiP when other community group members were

at the table, so that we could support one another.

 We engaged in some public debate on social media about the EiP of the London

Plan. We gained press coverage. We provided feed back and kept our members
and tenants groups that who fed in to the early consultation on the Plan fully
updated.

 We made new community and academic contacts through engaging in the EiP.
 We perhaps tried to take on too much - attending sessions in seven of the 12

week period of the EiP.
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November
2020

