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Introduction

Thepurpose of ths paper is to consider the planning of the London metropolitan
regionand to consider the consequences of the compact city approach adopted by
successive London Mayors.

While the Mayor of London is considered to be a regional planning authority, London
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being limted to the Greater London area rather than the London metropolitan

region, which in terms of the Functional Urban area, includes a substantial part of
what was previouy defined as the South East and the East of England redibas.
history and challenges of planning and governance of the London metropolitan
region can be traced back to the Unwin plans of 1929 and 1933, as well as the more
famous Abercrombie Greater Ldon Plan of 1944, and have been the subject of
considerable academic study, for example by Peter(Halll 2001) Kathy Pairg Hall

and Pain 2006)an Gordon(2002,2006,2010,2012Peter Newmarand Andrew
Thornley(1997,2012and Allan Cochran@006a;20@6b;2006¢;2012)The purpose of

this paper to review the position in 2014, in the context of the 2011 Localism Act, the
abolition of the English Regional Planning systemithe 2015London Plan.

The starting point of this paper is that London and the aid&GouthEast face a
significant challenge in terms of a higher rate of population growth than previously
anticipated. Put in crude terms, London need®r 60,00(hew homes a year arver
onemillion more homes over the next 20 years. The 2010 estimatettie South
East region required between 32,000 and 40,000 new homes a year needs to be
revisited in the light of the 2011 census estimates and most recent population
growth projections. London and the Greater Sokthst also need space for new
jobs, newtransport, utilities and social infrastructure such as schools, health and
leisure facilities. The current capacity based targets in London and the Basith
are42,000and 32,700 respectively, though the Sotast target lapsed with the
revocation of he SouthEast England Regional Plan, with many districts within the
region revising their own housing targets downwards.

The Compact City principle



The adopted strategic plan for London, the London Pfarplishedin 2004 by the

first Mayor, Ken Limgston, with a revised version adopted by his successor, Boris

Johnson in 2011, is based on the compact city princigie.initial advocacy of the

compact city was led by Richard Rogers, architecture and urbanism advisor to Mayor
Livingstone from 2000,2 KIF R | f 482 OKIFIANBR (GKS D2@SNYYS
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Compact CityMayor of London 2003). Rogers alseatthored with Ann Power, LSE

social policy professogities fora SmallCountry(Rogers and Power 2000).

TheoriginalLondon Plarset as a key objective that the challenges of population
growth be met within the existing London boundary. This was justified primarily on
environmental grounds, the case for protectingxisting open space. The Plan also
assumed that fousing on employment growth within the existing commercial areas,
including Canary Wharimeant that the London and UK would benefit from the
agglomeration effects of concentrating economic activity withilmited

geographical arealhere was also a belief that by concentrating residential and
employment growth within a limited area, that the need to travel significant
distances to work would be contained, thus reducing transport infrastructure
investmert costs and containing environmental pollution.
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housing needs were met within the GLA area, with aese&f housing capacity

studies, including a further study undertaken in 2ab support a further revision to

the London Plan to increase the annual housing target to 42,000 homes ,ahesar

annual target having been increased in the precious studies from 23,000 to 30,500

andthento 32,210. This additional capacity arose frdme tdentification of

additional sites, including undearsed industrial and commercial sites, but also from

an assumption that sites could be developed at much higher densities, especially in

the case of the major development areas, known as OpportunitagsréMayor of

London 20042008,2011,2014)

The Changing London context

In considering development options for London and the South Eastimportantto
recognise a number of factaravhich reflect changes since the compact city principle
was adoped in the 2004 London Plan.
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housing output, and most recent projections of both population and building rates

imply that the situation will worsen rather than improve.

2. As the London job market becomes more internationalised, the competition for

jobs gets more acute. While there is little evidence of any reduction in the domestic

skills/jobs mismatch, there is an increasing difficulty with graduates as well as the
under-qualified obtaining secure positions. However London still remains strong

economically relative to other parts of the country.



3. Acombination of increasttdemand and hase price inflation have reduced
affordability of market provision, increased the ahge shortage while also

reducing the effective use of the existing housing stock. Rents are increasing in the
private rented sector which is increasing in quantitative terms without any
improvement in quality or security of tenurehd supply of socialented homes is
reducing, with social and agial polarisation increasing.

4. Transport congestion in parts of London is increasing, with an increase in both the
length and cost of commuter travel.

5. There is increasing emphasis on defensive approachesw development, both

in terms of security and protection from flood risk, with an emphasis on single
tenure, often gated, development.

The Governance of London and the South East Region

Thedirectly elected Greater London Council was abolished it61B8tween 1986

and 2000 the strategic planning of London was the responsibility of central
government, with the 32 London boroughs and the Corporation of the City of
London as local planning authorities. The Minister was advised by the London
Planning Adisory Committee (LPAC) which comprised representatives of the 33 local
planning authorities and had a small team of strategic planners. LPAC published a
series of advisory plaring documentgor London,including Advice on Strategic
Planning in London i©1994. TheMinister, with the assistance of planning officials in
the Government Office for London, published the Regional Planning Guidance for
London (RPG 8 1996 There was also an advisory planning committee for the
London metropatan region, SERPNAwhich comprised representatives from the
Home Counties planning authorities and from SERPLAN. This had a small planning
unit and published a series of advisory plans including the Sustainable Development
Strategy for the Soutkast in 1998. The Governntevas however responsible for
publishing the statutory Regional Planning Advice for South East England (RPG9) in
1994, with a revised version in 20BERPLAN was wound upMarch 2001 The

area covered by RPG9 included Essex, Bedfordshire atididdnire (counties

within the East of England) as well as the South East r¢giamnop 1995)

SERPLAN members were however highly critical of the final RPG9 which they
regarded as inadequate:
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development strategy to achieve a sustainable outcome;
(if) the government's proposals for the South East are full of good intentions, but the

government is not giving local authorities either the powers or the resources to carry
these out;

(iii) while the government has accepted part of SERPLAN's proposals for 're
balancing' the regional economy, it has watered down the policy thrust in SERPLAN's



strategy towards the Priority Areas for Economic Regeneration which cover the less
favoured pats of the region;

(iv) despite the emphasis on the policy of urban renaissance put forward by SERPLAN,
the government's proposals for increased housing provision in the South East will
result in more building on greenfield sites;

(v) the South East urgegttequires an affordable housing policy which will deliver
K2dzaAy3 gKAOK Oly 06S I FF2NRSRI gKSNBE Al A&
(SERPLAN 2000)

Map 1The EnglistiPlanningRegions (to 2010)
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TheMayor of London has since 2000 been the strategic planning authority for

London. He has responsibility for the Spatial Development Strategy for Lgndon
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The first version bthe London Plan was published in February 2004, with

subsequent revised versions in 2008 and 2011. In addition, some revisions were

made to the Plan in 2007 and 2013. A draft revised Plan was published in February

2014, with an Examination in Public te bheld in September 2014, with the intention

that the revised Plan bye adopted early in 2015.

The Mayor has the power to require the London local planning authorities to reject

proposals for strategic schemes which he considers do not cortfothe strategic



policies in the London Plan. Strategic schemes include any housing scheme over 150
homes and any development proposal higher than 30 metres. (roughly equivalent to

10 stories). The original referral criteria were set out in a Government Office for

Londn circular (GOL circular 200/1) The current referral criteria are set out in the

Town and Country Planniniylayor of LondohOrder (2008) and in the Mayor of
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circumstances, to take over a strategic scheme from the local planning authority and
determine the planning application directly. To date, this power has been used 11
times. Major housing k& schemes which the Mayor has determined directly are
Southall Gas Works in Ealing, Eileen House in Southwark, Convoys Wharf in
Lewisham, the Mount Pleasant sorting office site in Islington and the City Forum site,
also in Islington.

Between 2004 and 201@egional planning for the Greater South East outside
London, was the responsibility of the indirectly elected Regional Assembles, with
eight assemblies for the 8 English Regions producing Regional Spatial Strategies
under theprovisions of the 2004 Plamyg and Compulsory Purchase Act. The South
East Plan was published in May 2009. This covered the counties of Kent, East Sussex,
West Sussex, Surrey, Berkshire, Oxfordsiaampshirethe Isle of Wighand
Buckinghamshire. This replaced RPG9. The Eargt#re Plan, which included the
counties of Essex, Bedfordshire and Hertfordshire, as well as Cambridgeshire,
Norfolk and Suffolk, was published in May 20880 replaced RPG9 in respect of
planning policies relating to Essex, Bedfordshire and Heldfare and RPG6 in
relation to the East Anglian counties.

The 2011 Localism Plan provided tioe abolition of the Regional planning system.
The Regional Assemblies were wound down, together with Regional Development
Agencies (RDAs) in 2011. The RegionakRi@ne finally revoked, after a tortuous

legal process in 2013. During the 2682110 period, the three regional planning
authorities¢ the South East and East of England Regidssembles and the Mayor

of London established the Inteegional Forunto coardinate their activities This

was a discussion forum with no statutory functions and was largely ineffective. With
the abolition of the Regional Assemblies, the forum lapsed, and after a considerable
time gap was replaced by a system of occasional meetingficer level between

GKS al@&@2NRa aGNXGS3aIAO0 LXFyyAy3a GSFHY FyR
unitary authorities in the greater South E4Stwain et al 2012).
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Map 2

The Functional Urban Region
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LPAC until 2000 and subsequently by the Mayor of London, with housing capacity

studies, subsequently known as Strategic Housing Market Assess(BétitaAs)

carried out in 899, 2004, 2009 and 2013.

The2015 London Plamousing capacity target @2,000homes a yeawas derived
from the 2014 Strategic Housing Land Assessmemiwas based on the asmption
that developments on consented and allocated sites would proceedhemasis of

the capacity consented or used in the site allocation, even where this was higher (or
lower) that the capacity calculated from the application of the London Plan
Sustainable Residential Quality mati®aly in the case of the 20% of sites whach
not in these categories is the SRQ matrix used to calculate site cagdmt{LA has
subsequently stated that the majority of housirgguirementsin London will be met
within Opportunity Areas. A number of masterplans for new opportunity area su
as Nine Elms/Battersea, Earls Cobdrk RoyaWhite City and CentraCroydon

have proposed are predicated on high density development.

Previous research has demonstrated the extent to which the development
programme has failed to meet housing nedssed targets in both quantitative



terms. (Bowie 2010)Output has fallen in numerical terms since the recession, but
there does not appear to have been a significant shift either towards more
affordable homes or more family sized homes in the last feargewhile the most
recent monitoring data shows that average development density remains ai3a0
dwellings per annum with some 60% of units being developed at densities above the
ranges specified in the London Plan. Whe 2 Y LJI &pproaChihés&s to meet
housing needs. As the prime London housing market has moved back into boom
mode, fuelled by international investment, we have in fact seen a return to
hyperdense development of flats targeted at the international market at prices far
beyond thereach of middle income households. At the same time the development
programme in peripheral locations, including sites which could provide low and
medium rise affordable housingemain undeveloped, as a result of a rage of factors
including the withdrawhof Government funding for affordable homehe lack of
planning of and funding for infrastructure and the inability of developers to realise
their overambitious assumptions as to sale values.

So there is a clear need to examine a range of differenibaptfor meeting the
challenges of growth in London and the wider South East.

The mpactof Government policy changes

It is also necessary to recognise the impact of a number of reforms to UK planning
and housing policy since the original London Planadapted in 2004.

Firstly, there has been an abandonment of any concept of a national spatial strategy.
The previous Governments Sustainable Communities Plan (DCLG 2003) identified
four growth areas: the Thames Gateway, the Ashford growth area, theédnon
Stansted Cambridge growth area, which was subsequently extended to
Peterborough and the South Midlands/ Milton Keynes growth area. This was
followed up by the designation by central government of a number of towns as
growth points. The view of the coabh government is that whether or not an area
should promote residential and employment growth is a matter for local decision.
The regional plans which set housing growth targets at local authority level were
withdrawn. The setting of housing targets isw a matter for individual local
authorities.While London has its own regional plan, which includes ten year housing
growth targets for individual boroughs, there is no planning framework for the
London metropolitan region as a whole, and the-grastinginter Regional Planning
forum has lapsed.



Map 3 Growth Areas in the Sustainable Communities Plan
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Government has sought to liberalise the planning regime and speed up the planning
decision process. The Nationddmhing Policy Framework (NPPF) introduced a
presumption in favour of development, which required local authorities to
demonstrate that a development did not comply with adopted planning paliay
significant requirement where about half local planninghasities still did not have

plans adopted under the 2004 planning regime. Local authorities who consistently
missed approval timescale deadlines or lost appeals could see their planning powers
taken over by central government. The permitted developmeies were extended

to allow developers to convert offices and industrial buildings into homes without a
requirement for planning consent.

Government in the 2011 Localism Act also introduced the Neighbourhood Plan
procedure by which groups of residents dodal business could develop their own
statutory plan for their neighbourhood. In practice this has weakened the ability of
democratically elected local planning authorities to plan strategically. In practice
many neighbourhood plans constrain growth.

The most significant change in national planning policy is #& focus on

development viability If a developer can demonstrate that it is not profitable for

GKSY (G2 RS@St2LJ I &a0KSYS gKAOK YSSia GKS
relating to affodable housing, they can request that these requirements are reduced

or waived altogether.

Other Government policy changes have significant impacts on residential
developmentg the termination of all central government funding for new social

9(



rented housingwith the limited resources remaining being focused on the provision

of rented housing which is only marginally smarketci KS YA &yl YSR Wl FF2 NJ
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Government has also limited tHeusing benefit payable to households living in

local authority, housing association and privately rented homes, reducing benefits to
households considered to be undeccupying homes the spare room subsidy or

bedroom tax, while restricting the total Inefit paid to a household to £500 per

week. This has a serious impact on households, especially larger families, living in

higher value areas.

There have also been a number of more London specific factors:

The London property market has not only recma since the recession, but in
contrast with the property market in many other parts of the UK, is now booming
with average London houg®ices having increased ly.4%in the last 12 months.

As a result of the cuts in housing benefit, there has besigaificant shift of
households receiving housing benefit from Inner London to outer Lor8letween
April 2011 and May 2013, the number of private rented tenants receiving Local
Housing Allowance fell by 21%, whereas the number in outer London incregsed
10%.

ThepreviousMayor of LondonBoris Johnsomemoved the separate target for new

social rented from the London Plan. The target had been 25% of all new homes (or

60% of the 40% affordable homes target). The target is now combined with the
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difficult for individual boroughs to support the provision of new rented homes at

lower rents and to require private developers to comply with planning agreements

to provide such homes

It is suggested that the combined impact of government policy and external factors
such as houseprice inflation ( which itself is to a certain extent a product of
government policyhas had significant impact of the spatiétribution of housing
supdy and demand within London. While analysis of data for the 2011 census for
the Greater South East beyond London is necessary to get a fuller picture, the data
presented shows a number of outcomes:

* That Inner London has become more expensive for wbaldwner occupiers.

* That there has been an increase in overcrowding in Inner London, while in the
suburban boroughs and Inner West London, overcrowding has fallen, while the there
is now a significant number of vacant residential properties in Innest\ldendon.
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* While the concentration of existing social housing stock remains in Inner London,

and that inner London still generally has the majority of new social rent and

intermediate homes, a significant number housing benefit recipients in the private

rented sector are moving from Inner London to outer London.



There has also been a significant increase in the density of new developament
increase in the number of new high risesidential schemes and a reduction in the
number of family sized homes built in market and social housing sectors. An
increase in density has not led to the provision of more affordable homes or more
family sized homes. The increase in housing costetopants, whether owners or
renters, together with cuts in housing benefit has increased spatial polarisation.

The housing supply shortage and its consequences

The output of new homes in London has falling short of the capacity based target,
which hagtself fallen far short of assessed housing requirements. Housing output
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the backlog in unmet housing need has increased. The 2015 Ldétdnmworked on

the assumption oin annual increase of 40,000 households2015/6 there were

only 31,894 net completions, with a further 4,075 compes of non selcontained
homes However the need for new homes is actually 62,000 a year if the backlog of
unmet need was to be met ev a 10year period. It is therefore not surprising that
the housing shortage in London is increasing. Revised projections of population
growth may increase the annual requirement to over 80,A®0,000 homes a year

¢ three times the recent housing outpuf5% of new development was of market
homes; 10% social rented homes at lower rents, with the remaining 25% being
other forms of submarket housing including shared ownershipmes and homes at
sub-market ( but not low) rents. Only 6% of new homeststin 2014/5 are

rented homes, so the position is worsening.

Houseprices in London have continued increase, and the post BREXIT wobble

only impacted on the top end of the London housing markée average price of a
home on the market in London mow over £500,000, which would require a

household to have an annual income of well over £100,000 as well as about £70,000
cash available for a deposit.

Value trends in London
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Current asking prices in London

Property type 1 bed

2 beds 3 beds 4 beds

Houses
Flats
All

Source: Zoopla 2016

£464,82:
£512,40°
£510,67(

£553,778
£729,83!
£708,21°

£648,914 £1,056188
£1,343,20¢ £2,192,40
£917,993 £1,188,31!

House prices vary widely between areas of London

5 beds

£1,681,34.
£4,715,75.
£1,854,00%
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Properties worth more than £1m are no longer limited to central London:


http://www.zoopla.co.uk/for-sale/property/1-bedroom/london/
http://www.zoopla.co.uk/for-sale/property/2-bedrooms/london/
http://www.zoopla.co.uk/for-sale/property/3-bedrooms/london/
http://www.zoopla.co.uk/for-sale/property/4-bedrooms/london/
http://www.zoopla.co.uk/for-sale/property/5-bedrooms/london/
http://www.zoopla.co.uk/for-sale/houses/london/
http://www.zoopla.co.uk/for-sale/flats/london/
http://www.zoopla.co.uk/for-sale/property/london/

The 2018 £1 million map imagined {new areas of £1 million prime shown in orange)

W £im+ sale in 2013
® Forecast £4m+ sale in 2018
® Size of dot = no. of sales

Sourcs: Savils Rasawrch, Land Registy

It should also be noted thidahe existing tenure mix in London is fairly polarised, with
suburban London mainly comprising owner occupied homes:

savills

ONS ©Crown Copyright
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Residential rents are also continuing to rise. The national government introduced
limits on the housing benefit available to lowiecome households to assisteim

with paying rents. Many lower income households in inner London needed to move
to outer London to find cheaper housing. The map below shows the decrease of
housing benefit claimants in Inner London and the increase inrduaadon:



Change in deregulated private rented sector Housing Benefit caseload by
London Middle Super Output Area, Jan 2011 to Nov 2013
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There is a additional problem. There has been an increase on overcrowding of
properties, but at the same time there has been an increase in the vodeupation

of homes, generally in inner West London, but also to sortergin the suburls

which are mainly owneoccupied homes. The extent of undeccupationand

vacancyin prime Londorg both existing homes and new developments,

demonstrates the increase in properties which are acquired primarily as investments
rather than as residences.

Percentage point change in overcrowding rate (persons per room)
by ward, 2001 to 2011

B 3% or less
3% to 1%
[ 11% to 0%
[ 10% to 1%
[ 11% to 2%
[ 2% to 4%
B 4% or more



The key challenge for London is not just that there are not enough homes, but that the
homes which exist are not always in effective occupation.London is becomig a much
more unequal city, and this increasing social polarisations has a cleat spati
dimension.

The2011Localism Actthe Dutyto Cooperate, and the impact on sulsegional
planning.

The 2A1 Localism Act abolished the regional planning structure and thexyiteng
arrangements for subegional planning arrangements under the leaship of the
Regional assemblies, which contributed to the sabional strategies contained
within the Regional Plans. In relation to the London metropolitan area, the East of
England Plan had included a sidgional strategy fothe London commuter betind
for Thames Gateway/South Esséhe SouthEast Plan included striegional

strategies for the London Fringe, Kent Thames Gagette Western Corridor.

Milton Keynes and Aylesbury Vale and for the Gatwick area, all of which had a
significant travel tavork relationship with London and were part of the Functional
Urban Region.

The Localism Act requires local planning authorities to cooperate with neighbouring
authorities. This is primarily a requirement for consultation through the plan
preparatonpr®Sad® 5SGFAf SR LINRPOSaa NBIdANBYSyYy(a
National Planning Policy Framework (NPPF) and the subsequent National Planning

Policy Guidance (NPPG). Ministers have been keen to stress that there is no duty to

agree. Nevertheless a piaing inspector is assessing the soundness of a local plan



