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Foreword by the Mayor

My replacement London Plan will not be published
formally until the winter of 2011,/2012 so the London
Plan (Consolidated with alterations since 2004)
(“Consolidated Plan”) will remain in force until then.

Discussions with boroughs, developers and other
stakeholders have highlighted the need, as an interim
measure until my replacement Plan is finalised, to produce
Supplementary Planning Guidance on implementation of
the Consolidated Plan so that it can be more effective in
tackling three key issues:

e development on private garden land,
e the relationship between housing density and quality,
e and affordable housing targets.

In essence, this interim Guidance is very straight forward — to read the Consolidated Plan’s
policies as written. However, given the nature of the British planning system, something
more detailed is required, which is set out in the body of this Guidance.

But in summary, if faced with, or contemplating development on garden land just think
what gardens do - in terms of their contributions to London’s green corridors and chains,
its bio-diversity, its trees, mitigating flood risk, tackling climate change and in
contributing to the distinct character of local places, especially beyond central London.
Even in the Consolidated Plan you will find policies which are intended to support these
functions. Then think how much benefit a small housing development will provide and
how far it will compromise the objectives underlying these environmental policies, which
are so crucial to protecting and enhancing the quality of life in our local neighbourhoods.
And then come to a balanced decision weighing up the pros and cons in light of local
circumstances.

Tackling density issues is even more straight forward. The Consolidated Plan’s
development density table is just one factor which has to be taken into account when
implementing the policy. The headline policy makes very clear that yes, a development
has to make the maximum use of the site but in doing so it has also got to be compatible
with local context, the Consolidated Plan’s design principles and public transport
accessibility. You do not, indeed should not, automatically just go to the top of the
appropriate density range and try to cram as many dwellings on to a site as possible.

Local plan affordable housing targets should be based primarily on assessments of local
and regional housing needs and local capacity and supply. The strategic targets that 50%
of overall provision should be affordable with a 70% social /30% intermediate split, are
just two in a range of subsidiary factors that have to be taken into account when setting
planning targets. Applying local targets flexibly is essential to maximising the benefits of
development. The emphasis must still be on maximising affordable housing, but this does
not mean the rigid adoption of a one-size-fits-all strategic target, constraining local
decision making and potentially blocking valuable development.

| hope this makes things clearer. Now read on for more detailed Guidance.

Boris Johnson
Mayor of London
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INTRODUCTION

The Mayor has recently published his draft replacement London Plan for public
consultation*. While this will have increasing materiality for planning purposes as
it proceeds through the statutory process it will not be finalised until winter
2011/12. As an interim measure he is issuing for consultation this Supplementary
Planning Guidance on implementation of the Consolidated Plan®to more
effectively address three particular concerns:

e back garden development,
e housing density and quality, and
e affordable housing targets.

This new Interim SPG will replace those sections of the 2005 Housing SPG dealing
with development density (paras 5.1 — 6.19) and affordable housing targets
(paras 17.1 = 18.20) and, in outlining the approach to be taken to back garden
development, will supplement that dealing with small infill developments (paras
9.7 -9.8).

This SPG also draws on experience from using the 2005 edition of the SPG,
clarifying it where necessary and taking account of new government guidance,
new research and the Mayor’s new powers from the Greater London Authority Act
2007, especially those concerned with planning, housing and climate change. As
well as supplementing the London Plan, the SPG is designed to complement the
Mayor’s other strategiesi.

As SPG, this document does not set new policy but provides guidance on how
those policies in the Consolidated Plan can best be implemented. It will assist
boroughs in preparing Development Plan Documents and ensuring that these are
in general conformity with the London Plan. It will also be a material planning
consideration when determining planning applications and is intended to inform
developers, landowners and others when considering or preparing residential and
mixed use schemes.

The new replacement London Plan currently subject to consultation will be
supplemented by a comprehensively revised housing SPG, which will come into
force following publication of the replacement Plan. However, it is intended that
a draft of this comprehensive SPG should be available to inform the Examination
in Public into the new replacement Plan in summer 2010.
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2 PRIVATE GARDEN LAND DEVELOPMENT

2.1

2.2

2.3

24

2.5

Private garden land is the enclosed area within a dwelling curtilage from which
the public is excluded. The loss of private garden land, especially back gardens, to
infill residential development has highlighted the need for greater clarity in
guidance on implementing other aspects of policy which bear on gardens in the
uniquely extensive, built up environment of London. These roles include the
contributions of gardens to:

e local context and character including local social, physical, cultural,
historical, environmental and economic characteristics,

e providing safe, secure and sustainable environments and play space,

e supporting biodiversity, protection of London’s trees, ‘green corridors and
networks’, abatement of flood risk and mitigating the effects of climate
change including the ‘heat island” effect, and

e enhancing the distinct character of suburban London.

A number of London Plan policies address these roles in general terms (see
below). They can be used to provide strategic support for local policies and
decisions which, in appropriate circumstances, seek specific protection for
gardens.

Private gardens are an important component of what the London Plan terms
‘local context” (Policy 3A.3). There is concern that this may be overlooked when
implementing what is sometimes read as being the main thrust of policies 3A.1
and 3A.2 -to increase housing output. It is important to note that these policies
are carefully qualified by a cross reference to Policy 3A.3, dealing with
Sustainable Residential Quality, and thence to other density, urban design and
environmental policies (see the links between London Plan Policies 3A.2/3A.3 to
Policy 4B.1/ Policy 2A.1). Policies 3A.1 and 3A.2 should not, therefore, be
applied simplistically to justify intensification of residential areas.

Policy 4B.1T makes clear that development must ‘respect local context, history,
built heritage, character and communities” and this is reaffirmed more
emphatically in Policy 4B.8 through which ‘the Mayor will and boroughs should
work with local communities to recognize and manage local distinctiveness
ensuring proposed developments preserve or enhance local social, physical,
cultural, historical, environmental and economic characteristics (and the wider
range of social requirements set out in Policy 3A.17)". Gardens can clearly be very
much part of the characteristics identified in these policies as warranting respect
and protection.

Similarly, in coming to a view on proposals which entail the loss of gardens,
account should be taken of the degree to which they ‘provide safe, secure and
sustainable environments’, especially in suburban London where they are a key
component of its unique attractions (Policy 2A.9). Account should also be taken
of the way in which gardens can enhance biodiversity (Policy 3D.14) including
‘green corridors’, protect trees (Policy 3D.15), abate flood risk (Policies 4A.1,
4A.12 -14) and address the effects of climate change including ‘heat island’
effects and the use of green networks to create ‘breathing spaces” (Policies 4A.1,
4A.9 -10).
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In considering proposals for development in gardens, boroughs and developers
are advised, in the light of local circumstances, to consider the value they have in
addressing the strategic objectives set out above and to strike an appropriate
balance between them and the need to maximise overall housing provision.
Within the context of statutory permitted development rights™ (which normally
only affect residential extensions), these wider objectives are generally likely to
outweigh those flowing from the small increment to overall housing provision
which usually results from garden development.

While private back gardens may be considered to fall within the national
definition of “previously developed” or “brownfield” land, it should be noted that
Annex B of PPS 3 is carefully worded to state that ‘“there is no presumption that
land that is previously-developed is necessarily suitable for housing development
nor that the whole of the curtilage should be developed’.

SPG 1 Sources of capacity

In implementing London Plan housing policies and especially Policy 3A.2,
the Mayor will, and Boroughs and other partners are advised when
considering development proposals which entail the loss of garden land to
take full account of the contribution of gardens to achievement of London
Plan policies on:

e |ocal context and character;

e safe, secure and sustainable environments;

e bio diversity;

e trees;

e green corridors and networks;

e flood risk;

e climate change including the heat island effect, and

e enhancing the distinct character of suburban London,

e and carefully balance these policy objectives against the generally limited
contribution such developments can make towards achieving housing
targets.
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3 DENSITY

3.1

3.2

33

Securing development of the highest quality is a key Mayoral priority and must be
coordinated with making the best use of development opportunities, with growth
focused on areas with good public transport accessibility so that it can be truly
sustainable. The London Plan Policy 4B.1 sets out a series of generic design
principles to secure not just the most efficient use of land but also to ensure that
consequent development is sustainable in transport terms and is of the highest
quality design. The way this approach bears specifically on housing is set out in
Policy 3A.3:

Policy 3A.3 Maximising the potential of sites

The Mayor will, and boroughs should, ensure that development proposals
achieve the maximum intensity of use compatible with local context, the
design principles in Policy 4B.1 and with public transport capacity.
Boroughs should develop residential density policies in their DPDs in line
with this policy and adopt the residential density ranges set out in

Table 3A.2 and which are compatible with sustainable residential quality.

The Mayor will refuse permission for strategic referrals that, taking into
account context and potential transport capacity, under-use the potential
of the site.

National planning policy requires the London Plan to set out strategic density
policy for the region* The London Plan’s approach to this policy was originally
pioneered by the boroughs to secure “sustainable residential quality” (SRQ) —a
broad concept which includes density but integrates it with wider environmental,
transport and social objectives. It has been refined over a decade* and as
expressed in the Consolidated London Plan (see above) the concept is particularly
concerned to ensure that the quality of housing output is not compromised by
the need to make the most efficient use of land. The policy therefore takes into
account:

e the need to respect secure residential quality through design as set out in
Policy 4B.1 and to respect local context (further affirmed in Policy 4B.8);

e optimising the relationship between transport and land use to secure
sustainable development - a fundamental tenet not just of the
London Plan (Objective 5, policy 3C.1) but also of national planning
policy, and

e the density guidelines themselves, which also reflect these objectives.
They are expressed as wide and appropriate ranges (set out in a density
matrix — see below) in order to accommodate local variations in three
broad types of urban setting and public transport accessibility. They are
designed to be sensitive to local circumstances including the need to
accommodate homes of different sizes and so are expressed in terms of
habitable rooms per unit and hectare as well as the more conventional
‘dwellings per hectare’.

In order to simplify implementation of the policy, the density guidelines/matrix
have been streamlined in the Consolidated Plan. Car parking standards (which
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have significant implications for density of land use), are now dealt with
separately (see paras 3.36 — 3.40 below and Annex 1). However, because of the
way the policy has been implemented in the past, its outcomes have not always
been in line with all the Plan’s objectives:

e some developments have been brought forward which do not adequately
respect local context;

e some developments have not adequately reflected other policy objectives
(in terms of dwelling mix, for example); and,

e some densities have simply been above the relevant guidelines without
considering fully the implications for wider policy objectives.

These unintended outcomes are due to a variety of factors, not least the
dynamism of the London housing market which has borne particularly on the size
of some dwellings produced by the private sector. However, implementation of
the policy, especially through the development control process also appears to
have been an important reason. This is due mainly to undue weight being
attached to only one part of the policy (Table 3A.2 — the density matrix) when
coming to a view on densities suitable for a particular site. It is essential that
when coming to such a view appropriate weight is given to the range of relevant
qualitative concerns set out in Policy 4B.1and a judgement is made about the
point at which a development proposal falls within the wide density range for a
particular type of setting/location. Too often it has simply been accepted that the
maximum of the range can be taken as a ‘given” or even a minimum expectation.
Negotiations on this basis can even lead to developments coming forward which
are beyond the relevant range. Unless additional reasons to justify exceeding the
top of the appropriate range can be demonstrated rigorously, they should be
resisted.

Conversely, undue weight has sometimes been given to local context rather than
to location or public transport accessibility. This can result in densities which do
not reflect scope for more sustainable forms of development which take fuller
advantage of good public transport accessibility in a particular location.

Coming to decisions on housing density means having to strike a sensitive balance
between a complex range of factors. Thus, with the exception of the 200-300
major applications which come before the Mayor each year, interpretation of the
broad density policy outlined in the London Plan and expressed in DPDs is very
properly a local matter which takes account of local circumstances. This section of
the SPG is intended to better inform this decision-making process, providing
guidance on implementing the different aspects of Policy 3A.3 and signposts to
its crucial qualitative dimension set out in Policy 4B.1 and other related policies.

Density definitions

3.7

The London Plan defines density in terms of net residential site area (which only
includes homes, gardens and internal access roads) and expresses it both as
dwellings and, to take better account of the needs of different types of
household, as habitable rooms per hectare** The Plan provides a guide to
appropriate density ranges, taking account of public transport accessibility, access
to town centre facilities and type of neighbourhood. Different forms of
development can have similar densities. High density does not have to mean
higher rise development, and there are many studies“ithat explore how high
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density schemes can provide good quality attractive housing and ensure the most
efficient use of land.

London has historically developed at a wide range of densities, with many of its
most successful residential neighbourhoods being built at relatively high density
more than a century ago™ Much of this higher density housing stock (often five
or six storeys high with communal gardens and shared open spaces) is popular
and of high value.

Density and dwelling type

3.9

3.10

3.11

3.12

Density decisions on new schemes should take account of the different housing
needs of the households who will live in the completed scheme. The
determination of which housing needs a scheme will meet should be informed by
local and regional housing priorities including the 2008 GLA Strategic Housing
Market Assessment (SHMA)* which highlights the importance of additional
provision for families.

In broad terms higher densities, which assume a lower number of habitable rooms
per dwelling, will be more suitable for households without children and will
require less play provision. Higher density housing can be particularly suitable for
town centres and as an element of mixed-use developments, where open space
and car parking may be limited.

The London Plan density matrix assumes a higher number of habitable rooms per
dwelling for lower density development. Lower density developments lend
themselves more, though not exclusively, to family housing, generally defined as
having three or more bedrooms. This usually also makes them more appropriate
for higher proportions of social rented affordable housing, given the particular
need for family social housing provision. Schemes should be designed to maximise
tenure integration and all affordable housing units should have the same external
appearance and entrance arrangements as the private housing®. Developers and
housing associations should have regard to the policies on design set out in
section 4B of the 2008 Consolidated London Plan - design should be appropriate
to the needs of the households for whom housing is to be provided. The Mayor’s
draft London Housing Design Guide® proposes design standards for all housing
on LDA owned land and for affordable housing elsewhere which will be funded by
public investment from 2011.

For planning purposes a habitable room is usually defined as "Any room used or
intended to be used for sleeping, cooking, living or eating purposes. Enclosed
spaces such as bath or toilet facilities, service rooms, corridors, laundries,
hallways, utility rooms or similar spaces are excluded from this definition." There
is no statutory definition or size threshold for kitchens but it is usually taken to be
between 13 and 15 sq m: any kitchen above the minimum is counted as a
habitable room. Kitchen/diners are more difficult to define. Generally, a kitchen
with a small table and chairs tucked away in a corner, or with a kitchen 'bar’,
would be defined as a kitchen, and the relevant size threshold would apply. A
space with a clearly defined kitchen at one end and a clearly defined dining area
at the other (with a dining table and chairs) would be counted as a habitable
room. The draft Housing Design Guide provides further advice on habitable rooms
and other living spaces.

Page 9 of 45



3.13

3.14

The London Plan Housing Supplementary Planning Guidance
Draft Revised

Effective implementation of affordable housing policy, especially in parts of
central London, can be compromised by development of particularly large
dwellings (measured in square metres rather than habitable rooms/hectare). In
such cases, it may be more appropriate to estimate affordable housing provision
on the basis of floorspace rather than numbers of units (see also para 4.39). The
Mayor will, and Boroughs may wish, to take into account the space standards
proposed in the Mayor’s draft London Housing Design Guide when developing
benchmarks to assess reasonable contributions to affordable housing on the basis
of the area of a dwelling.

Where a development includes family housing, accessible play spaces designed to
meet the needs of younger and older children should be provided, taking account
of the projected child population in line with Consolidated London Plan

Policy 3D.13 and the playspace SPG.

The London Plan density matrix

3.15

3.16

3.17

3.18

By linking the level of density to the proximity and frequency of public transport
it is possible to make the best use of sites within walking distance of public
transport and town centres whilst allowing lower densities where public transport
accessibility and capacity is less. This will usually mean building on London’s
existing pattern of urban development, consolidating its network of town centres,
as well as realising new opportunities for intensification based on improvements in
public transport accessibility.

Sustainable and successful higher density housing depends on a complex range of
factors including the location, management, occupancy and tenure of a
development, and all should be taken into account when schemes are designed.
Research into peoples” neighbourhood preferences suggests that housing density
in itself may be less significant to resident satisfaction than dwelling type and the
neighbourhood characteristics™.

London Plan Policy 4B.1 requires DPDs to develop policies in line with the SRQ
approach and to adopt the residential density ranges set out in Table 3A 2 (see
below). There is sufficient flexibility in the wording of the policy and within the
spread of the density ranges for different types of dwelling type, setting and
accessibility levels to allow considerable flexibility in refining it to local
circumstances while still conforming with the broad parameters of strategic policy.
These broad ranges provide the framework within which boroughs should refine
local approaches to implementation of this strategic policy through their DPDs.
Similarly, Policy 4B.3 and Table 3A.2 are critical in assessing individual residential
proposals but their inherent flexibility means that Table 3A.2 in particular should
be used as a guide rather than as an absolute rule so as to also take proper
account of other objectives, especially for dwelling mix, environmental and social
infrastructure, as well as local circumstances, such as improvements to public
transport capacity and accessibility.

Exceptionally, higher or lower densities on individual developments may be
acceptable where these can be justified by local circumstances (see below). In
general DPD policies should be cast in terms of Policy 4B.1 and Table 3A.2 rather
than seeking to ‘plan by exception’ i.e. to base policy not on broad strategic
guidelines but on exceptions to it. The Plan also confirms that DPDs and planning
applications referred to the Mayor will be assessed against the density matrix
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together with other appropriate objectives in order to achieve appropriate
housing outputs.

Table 3A.2 Density matrix (habitable rooms and dwellings per

hectare)
Setting Pubic Transport Accessibility Level (PTAL)
Oto1 2to3 4t06
Suburban 150 - 200 hr/ha 150 - 250 hr/ha 200 - 350 hr/ha

3.8 - 4.6 hr/unit 35-55u/ha 35-65u/ha 45 -90 u/ha

3.1 - 3.7 hr/unit 40 - 65 u/ha 40-80u/ha 55-115u/ha

2.7 = 3.0 hr/unit 50 - 75 u/ha 50-95u/ha 70-130u/ha

Urban 150 - 250 hr/ha 2000450 hr/ha 200 — 700 hr/ha

3.8-4.6 hr/unit 35-65u/ha  45-120u/ha 45-185u/ha

3.1 =3.7 hr/unit 40-80u/ha 55-145u/ha 55-225u/ha

2.7 — 3.0 hr/unit 50-95u/ha 70-170u/ha 70-260u/ha

Central 150 - 300 hr/ha 300 - 650 hr/ha 650 - 1100 hr/ha

3.8 -4.6 hr/unit 35-80u/ha 65-170u/ha  140-290u/ha

Indicative Average Dwellings size

3.1 =3.7 hr/unit 40-100u/ha 80-210u/ha 175-355u/ha

2.7 — 3.0 hr/unit 50-110u/ha 100-240u/ha 215-405u/ha

Source: Greater London Authority

Public transport accessibility (PTAL)

3.19

3.20

To help direct new development to areas with the highest levels of public
transport, the London Plan uses Public Transport Accessibility Level (PTAL) data
supplied by Transport for London (TfL) to measure ease of access to the public
transport network. Low (or zero) PTAL scores do not by themselves preclude
development, but will limit the densities which will be appropriate on such sites,
unless a significant change in public transport accessibility levels can be achieved
to justify the use of a higher density range. In assessing a site’s capacity, a site-
specific PTAL assessment should be carried out. The public transport assumptions
used to generate these PTAL layers are listed in Table 3C.1 of the 2008
Consolidated London Plan and updated by Table 6.3 of the 2009 draft
replacement London Plan™. TfL has also prepared indicative future PTAL maps for
2011, 2016 and 2026 and sub-regional capacity and congestion maps. These
should be taken into account when taking planning decisions on major sites.

Transport for London, in advising the Mayor of the PTAL level for a specific
development proposals referred to him, will undertake a more site specific
assessment, taking into account local transport networks including pedestrian
routes which cannot be shown on a higher level map. PTAL levels may vary
significantly across a larger site, with different densities being appropriate for
different parts of a site.
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Setting

3.21

3.22

3.23

3.24

Defining the setting of an area entails an element of subjectivity and requires
knowledge of the locality. Boroughs are therefore recommended to define the
setting and resulting appropriate density as part of their DPD process within the
context and guidance of Policy 3A.3 and to reflect and take account of the
factors set out in Consolidated Plan paragraph 3.23:

central — areas with very dense development, a mix of different uses, large
building footprints and typically buildings of four to six storeys, located within
800 metres walking distance of an International, Metropolitan or Major town
centre

urban - areas with predominantly dense development such as terraced houses,
mansion blocks, a mix of different uses, medium building footprints and typically
buildings of two to four storeys, located within 800 metres walking distance of a
District centre or, along main arterial routes

suburban — areas with predominantly lower density development such as
detached and semi-detached houses, predominantly residential, small building
footprints and typically buildings of two to three storeys.

The Consolidated Plan makes clear that the ‘central” setting applies not just to
‘central London” (the Central Activities Zone and neighbouring parts of inner
London) but also to locations within 800 metres of an International, Metropolitan
or Major town centre as listed in the town centre network in Table A.1 in the
London Plan. Locations within 800 m of a District centre in the same table are
considered to give an area an “urban’ setting. These extend along main arterial
routes and substantial parts of the remainder of inner London. 800 metres is
generally taken to approximate to 10 minutes walking distance.

Dwelling size, and indirectly, built form, should primarily reflect the housing
requirements of the group for whom housing is provided. To best inform this, the
London Plan matrix sets out appropriate density ranges for dwellings of different
sizes using habitable rooms per unit ratios. These run from 2.7 — 3.00 habitable
rooms per unit giving densities of 215 — 405 units per hectare in “central’
locations with good public transport accessibility to 3.8 — 4.6 habitable rooms per
unit giving densities of 35 — 55 units per hectare in suburban locations with low
accessibility. Where provision is primarily for families, an appropriate built form
should be assumed in light of the unit density. This should take account of the
guidance on housing mix and choice set out in section 11 of the 2005 Housing
SPG.

When considering where a particular development should “sit” within a broadly
appropriate density range consideration should be given to the range of factors
set out below.

Large sites

3.25

Large sites have the capability of defining their own setting. The better the
quality of the existing built environment and the more legible the setting of the
areas surrounding the site, the larger the site needs to be to define its own
setting. In general, sites over two hectares will have the potential to define their
own setting™. This setting needs to accord with the location of the site including
distance to town centres and other infrastructure, and with the local and strategic
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objectives for the area. Of particular relevance to large site development is
research™ showing the importance of encouraging pedestrian movement to and
from surrounding communities. This permeability should reflect desire lines,
especially those associated with efficient access to public transport, retail,
community and other facilities®®, which in turn supports “place shaping” to which
local communities can relate. Such sites need to support the principle of creating
‘walkable neighbourhoods’.

Sites on borders and edges of ‘settings’

3.26 The setting of areas where the character of the urban fabric changes can usefully

be defined in DPDs. This will increase certainty along these borders and avoid
high density developments spreading in an uncontrolled way into lower density
areas and vice versa — an important part of ‘place shaping” as well as “place
shielding’.

Undeveloped Areas/Areas with Indeterminate Character

3.27 There are still parts of London that are substantially undeveloped or have for

other reasons ‘no definable character™. This is especially the case in East London
or former employment sites. In such areas new developments will be unlikely to
interfere with existing settings and offer particular scope for place shaping to
make them attractive to new communities. The appropriate density range in such
areas should be primarily guided by:

e strategic (London Plan) and local (DPDs) proposals for these areas;

e public transport considerations (current and planned accessibility,
connectivity and capacity); and

e their location (i.e. the distance to the closest town centre), and planned
future setting

Small sites

3.28

3.29

Small sites have specific opportunities and constraints with regards to density.
When establishing the appropriate density for small sites, special attention should
be given to factors influencing the setting of a development site, including
existing streetscapes, massing and design of the surrounding built environment.
Where the density of buildings surrounding small sites is below the appropriate
range in the density matrix the site should be developed towards the lower end of
the appropriate range, unless detailed urban form analysis suggests otherwise.
Where the density of surrounding buildings is above the appropriate range in the
matrix, a small site can be developed to the higher end of the appropriate density
range. In both cases detailed urban form analyses may suggest that higher or
lower densities are necessary to respect local context.

Small sites may require little land for internal infrastructure such as internal roads,
amenity space and social infrastructure, and it is appropriate for density to reflect
this*.  Where it can be demonstrated, subject to meeting other planning policy
requirements, that infrastructure and amenity space requirements arising from
development of a small site can be met outside the site, consideration should be
given to developing it at the higher end of the appropriate density range.
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Developments above the density ranges

3.30

The form of housing output should be determined primarily by an assessment of
housing requirements and not by assumptions as to the built form of the
development. Where proposals are made for developments above the relevant
density range they must be tested rigorously, taking particular account not just of
factors explicitly covered by Policy 3A.3 but also other policies which are relevant
to exceptionally high density development such as different aspects of ‘liveability’
related to proposed dwelling mix, design and quality, amenity provision and space,
physical access to services, sustainable design and construction, car parking and
the wider context of the proposal taking account of its contribution to local ‘place
shaping” as well as concerns over “place shielding’.

Developments below the density ranges

3.31

In line with PPS3, 30 dwellings per hectare™ should be regarded as the minimum
density for development. In London, very few schemes would be appropriate at or
below this base level. More generally, in refining the matrix for local application
through DPD policy, boroughs should not as a matter of policy principle go below
the range for a particular type of setting/location - the density ranges set out in
the matrix are very broad and are designed to accommodate the range of settings
commonly found in different parts of London. Proposals for development below
the ranges should be addressed as exceptions to policy and tested rigorously to
ensure that they meet the requirements of Policy 3A.3 and wider concerns,
especially those to make the most effective use of land and meet local and
strategic housing requirements.

Social infrastructure and amenity space requirements

3.32

3.33

Planned as well as existing social infrastructure should be considered when
establishing appropriate density ranges. It is important to ensure that appropriate
levels of social and environmental infrastructure are provided to meet needs
generated by new development. Where additional needs, such as those for
schools, health care or amenity space cannot be met by existing infrastructure and
cannot be provided satisfactorily off site, the infrastructure required to address
the demand has to be provided on the site. This might result in a reduction within
the appropriate density range. Conversely, in areas with particularly high
accessibility, consideration should be given to capitalising on this to make higher
density provision for smaller households which have lower social infrastructure
requirements than, say, families.

The London Plan requires larger development proposals to be subject to planning
briefs (Policy 3A.7) and social and economic impact assessments (Policy 3A.28).
The Mayor already provides specific guidance on play* open space™i, health and
education™ provision. Government also provides more general guidance on social
infrastructure provision for large developments™"

Mixed use

3.34 Research suggests that while combining residential uses with other uses can lead

to more effective use of common infrastructure (e.g. water, sewerage, power), if
density is measured in units per hectare or habitable rooms per hectare (as in the
Density Matrix) it will also increase massing and reduce the available land for
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amenity space *™. In the case of vertically-mixed schemes (i.e. where housing is on
top of non-residential uses), any non-residential floorspace should be deducted
from the total floorspace indicated by the appropriate density for a purely housing
scheme on that site to avoid creating development out of scale with its context.
Thus, where schemes have a substantial proportion of non-residential uses,
density assessment via habitable rooms per hectare is not usually an appropriate
measure. In these circumstances, plot ratio is likely to be a more appropriate. As a
general guideline, for schemes with more than 35% of the total floorspace in uses
other than residential it is generally more effective to assess density in these terms
in line with guidance on commercial developments (London Plan, para 4.105).

Design

3.35

Policy 3A.3 on maximising the potential of sites makes clear that this must be in
the context of Policy 4B.1 which sets out general design principles. Securing
quality of housing output is essential and research indicates that in some
circumstances this may constrain the density which otherwise might be expected
in a particular setting. In such exceptional circumstances, departures from

Policy 3A.3 must be justified robustly.

Levels of car parking

3.36

3.37

3.38

On any site, car parking can take up a considerable amount of land nominally
available for housing. Some of this provision may be essential (e.g. for servicing
and disabled parking facilities), but the amount of space set aside for cars can
often be consolidated or minimised through good design (Policy 3C.23, Annex 4
reproduced in Annex 1 of this SPG).

Research suggests that conventional designs for residential development on small
sites can lead to 25% to 40% of the area being effectively lost to motor vehicle
related uses™#. The amount of land required for car parking can be reduced
substantially by a more integrated approach, taking account of location, access to
public transport and the scope for higher density development. This in turn can
raise site values, enabling funding of additional affordable housing and providing
scope to enhance the quality of both the residential environment and the housing
itselfvii

Planning practice on car parking provision already takes into account site
characteristics and the availability of public transport. Boroughs should also
explore the scope to link planning conditions and planning obligations on whole
developments and covenants on individual dwellings to reduce parking demand,
such as reduced car parking standards and, in controlled parking zones,
ineligibility for on-street residents parking permits. Account should also be taken
of the planned social composition of a development and changing attitudes
towards car use and ownership. Car-capped and car-free housing, through
controls over residents’ parking and permits and encouragement of ‘car clubs” »
can allow higher densities to be realised without compromising design. Car clubs
are increasingly proving viable and attractive in areas well served by public
transport and with effective on-street parking controls™. It is however important
that appropriate provision is made for disabled parking spaces, recognising the
London Plan target that 10% of residential provision should be accessible by
wheelchair users®.
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The London Plan supports improving conditions for cycling, including
encouraging provision of sufficient, secure cycle parking facilities within new
developments, taking account of TfL’s Cycle Parking Standards*¥ (London Plan
Policy 3C.22). It also supports the more widespread use of hydrogen as an
alternative to fossil fuels, including through maximising the uptake of hydrogen
and fuel cell vehicles (Policy 4A.8). The Mayor has also indicated his intention to
promote increased and more widespread use of electric vehicles through parking
standards™.

Local traffic management schemes are the most appropriate level at which to
resolve differences between Controlled Parking Zone (CPZ) requirements and the
stance to be taken towards on and off-street parking. As a general strategic
principle, local off-street parking requirements should not compromise the
potential to increase overall housing provision. Exceptionally, off-street rather
than on street parking may be desirable (e.g. on bus routes or along narrow roads.
However, there is strong concern that paving over front gardens should not
exacerbate the potential for flooding™®. In line with national guidance™, Policy
4A.14 requires boroughs to “encourage the retention of soft landscaping and
other means of reducing, or at least not increasing, the amount of hard standing
associated with existing homes” — since October 2008 this is no longer permitted
development.

SPG 3 Density

In implementing London Plan housing policies and especially Policy 3A.3, the
Mayor will, and Boroughs and other partners are advised to:

e take account of the full intent of the policy and not just the associated density
matrix i.e. achieve the maximum intensity of use compatible with local
context, the design principles of Policy 4B.1 and with public transport
capacity;

e tailor local density policies to local circumstances within the broad density
ranges for different types of settings, PTAL levels and dwelling size ranges
provided by Table 3A.2. For DPD policy purposes these broad ranges provide
sufficient flexibility to accommodate the spectrum of circumstances likely to
be encountered in different parts of London;

e use the habitable room per hectare (hrh) measure of density to help secure
dwelling mix and housing need objectives, informed by local and strategic
housing need assessments;

e generally define family housing as having three or more bedrooms;

e ensure that the form of the development reflects the objectives of the
development plan including identified housing requirements and not other
pre-conceptions as to form: high density does not have to mean high rise
development;

e generally seek family homes in lower density developments in appropriate
locations and focus provision for smaller households at higher densities in
areas with good public transport access;

e ensure that active encouragement of “place shaping” through design and other
policies is set in the context of broader density policy, especially on large sites
and in areas with indeterminate character;

e ensure that implementation of density policy, especially on the borders of

Page 16 of 45



The London Plan Housing Supplementary Planning Guidance
Draft Revised

small sites, takes account of the surrounding context, generally seeking
integration of new and existing development through design but where
necessary providing ‘place shielding’, as well as securing permeability to
reflect new and existing communities” “desire lines” which link them to the
wider neighbourhood and facilities;

recognise that while social infrastructure provision is not the primary driver for
establishing appropriate densities, the need for such provision must be
addressed on or off-site and that these needs are a consequence of the
dwelling size mix which influences the composition of new communities;

where appropriate consider the use of plot ratio rather than the density matrix
when assessing the density of mixed use development, and in vertically-mixed
developments discount non-residential floorspace from the appropriate
density to avoid inappropriate impact on townscape;

closely integrate wider design policies with density policy in line with London’s
distinctive approach to ‘sustainable residential quality’; and

take an integrated, locationally sensitive approach to implementation of car
parking and density policy, including maximising the development potential of
sites with good public transport capacity by encouraging a move towards car
free developments, use of car clubs, appropriate provision for cycles and fuel
cell vehicles and effective street parking policies.
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AFFORDABLE HOUSING TARGETS
Policy 3A.9 Affordable housing targets

DPD policies should set an overall target for the amount of affordable housing
provision over the plan period in their area, based on an assessment of all housing
needs and a realistic assessment of supply. In setting targets boroughs should take
account of regional and local assessments of need, the Mayor’s strategic target for
affordable housing provision that 50% of provision should be affordable and,
within that, the London-wide objective of 70% social housing and 30%
intermediate provision, and the promotion of mixed and balanced communities.
They should take into account the most robust available assessment of housing
capacity, and of potential sources of supply, such as:

e local authority developments, including net gain from estate regeneration,

e affordable housing schemes funded independently of planning contributions
from private development

e affordable housing secured through planning agreements or conditions on
private residential or mixed use (including residential) development

e long term vacant properties brought back into use

e provision from non-self-contained accommodation.

If percentage based affordable borough-wide housing targets are used in a DPD,
they should apply to the aggregate of new provision from all sources within a
borough. They are therefore distinct from any benchmark for the negotiation of
affordable housing on any specific mixed use or private residential site in relation
to Policy 3A.10.

The definition of overall housing provision comprises:

® net new build provision;

® net gains from conversion including net gains from conversion of non-
residential premises to residential use, offset by net losses from de-
conversions and losses of residential premises to non-residential uses;

® new provision of non self-contained household spaces (for example hostels
and houses in multiple occupation); and

e |ong-term vacant property (defined as vacant 6 months or longer) brought
back into use through local authority action or otherwise. Where vacants
increase this will be a negative figure.

In planning rather than housing investment terms, schemes for purchasing homes
on the open market to turn into affordable housing will only count as additional
provision where they are net new build completions, rather than a change of
tenure of existing provision. The Mayor will continue to monitor the range of
affordable housing delivered through the AMR and Housing Strategy processes.

The policy requirement in Policy 3A.9 is to set borough affordable housing
targets. This is also in compliance with Para 29 of PPS3. In setting targets the
Policy stresses the primacy of:

® an assessment of regional and local housing needs, and
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® a realistic assessment of supply.

In that context, the Policy then lists four factors that should be taken into account by
boroughs when setting their targets. They are:

45

4.6

4.7

4.8

4.9

4.10

411

— the strategic London-wide target for affordable housing (50%);

— within that, the London-wide objective that there should be 70%
social housing and 30% intermediate housing provision;

— the promotion of mixed and balanced communities; and

— the most robust available assessment of housing capacity and
potential sources of supply.

Thus there are six factors to be taken into account by boroughs when setting
targets in their DPDs. Supplementary guidance is give on each of these below.

Local policies are not required to give primacy to any one of these factors and
their main concern should be to ensure that their local targets are based on
robust evidence of need, capacity and deliverability — as required by PPS3.
Setting targets is not an end in itself, outcomes are more important in meeting
Objective 2 of the Plan. Local targets can be expressed as percentages or as
absolute numbers — it is for the borough to determine the most effective form for
implementing affordable housing policy.

As required by the GLA Act, the Mayor’s strategies (in this case the London Plan
and the draft London Housing Strategy) need to be closely integrated. This SPG
therefore reflects the policies set out in the draft London Housing Strategy,
including the need to make the most effective use of public sector investment
and the Mayor’s objective of delivering 50,000 affordable homes in 2008 — 2011
(which includes acquisitions of existing homes as well as new development).

The following section gives guidance on the factors to be taken into account in
setting their DPD targets:

i)  An assessment of all housing needs

Housing needs assessments should have regard to the London-wide housing
needs assessment set out in the London Plan informed by the 2008 London
SHMA and the joint GLA/GOL statement on SHMA reproduced in Annex 2 of this
SPG, and to the context and priorities set out in the draft London Housing
Strategy.

Boroughs should also have regard to more local assessments of need, within the
regional context as indicated below.

In assessing housing need, a borough should assess the need for supported and
specialist housing in accordance with Policy 3A.13 in the London Plan. The
assessment should review the extent to which such households will require
affordable provision on the basis of being unable to access market provision. This
assessment should take into account the ability of households to meet support
costs as well as housing costs, and should be linked to borough Supporting
People strategies, see also section 1 of the Mayor’s draft London Housing
Strategy.
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Where, in conjunction with neighbouring authorities, a requirement for student
housing provision is identified, a separate target for student provision may be set,
either in proportionate or numerical terms, in addition to the overall affordable
housing target.

In setting an overall affordable housing target, boroughs should recognise that
public investment in additional affordable housing provision (primarily through
the HCA) is on the basis of a proportion of lettings being pooled on a sub-
regional and/or regional basis relative to housing need. This is because all
affordable housing policies and actions must address regional as well as local
requirements. It also reflects the mismatch between the spatial distribution of
housing need and spatial distribution of housing capacity.

ii) A realistic assessment of supply

A distinction needs to be drawn between capacity, potential supply and physical
development or provision. This sub-section looks at supply. Capacity is
considered in section vi below.

In terms of supply, the London Plan Annual Monitoring Reports outline housing
starts and other relevant indicators. Boroughs should also use information from
their housing trajectories and other sources of information (such as 5 and 15 year
land supplies) as required by PPS3.

Thus, in terms of potential supply, the planning system has, over the past five
years, delivered sufficient permissions to enable an adequate supply of housing to
be brought forward to meet the London Plan targets in the short term. It will be
important for boroughs to ensure that, as they set their targets for the future,
these will be sufficient to enable the market to maintain a sufficient pipeline
supply (see also the PPS3 requirement, paragraphs on capacity below, the
London Plan AMR and Annex 3 on arrangements for rolling forward housing
targets).

However, it is recognised that in the current recession, it will be difficult to ensure
that applications continue to come forward, even where suitable sites are
identified. It will be even more difficult to ensure that development takes place
to turn the pipeline into completions. The Mayor intends to work with the HCA,
boroughs, housebuilders and others to identify ways of continuing to increase the
overall supply of housing.

Boroughs will also need to give careful attention to Para 29 of PPS3 when
assessing potential supply, as stressed in the judgement in the Blyth Valley
Borough Council case®. Lord Justice Keene emphasised the relevant part of
Paragraph 29, that the borough target for affordable housing should also reflect
“an assessment of the likely economic viability of land for housing in the area,
taking account of the risks to delivery and drawing on informed assessments of
the likely levels of finance available for affordable housing, including public
subsidy and the level of developer contribution that can reasonably be
secured....”

In the current uncertain economic climate, assessments of economic viability will

be all the more important, and boroughs should make use of the Three Dragons
Toolkit and/or other toolkits such as that of the VOA to assess viability.
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Boroughs are encouraged to continue to work with the Mayor, London Councils
and the HCA to examine how the supply of required housing of all kinds can be
maintained over the short to medium term. The funding regimes will be critical to
these efforts, and more information is given in the Mayor’s draft London Housing
Strategy.

Until new housing targets are formally published in the replacement London Plan,
GolL and GLA have advised boroughs to roll forward the first ten years of the
current target (see Annex 3 on the Joint Statement) and to acknowledge that
they will bring forward alterations once the relevant data is available.

In summary, Borough assessments should take full account of regional as well as
local need, the longer term picture and the availability of public subsidy.

iii) The 2008 strategic target for affordable housing (50%)

In the context of implementing Policy 3A.9, boroughs should take account of the
Mayor’s housing investment targets in his draft London Housing Strategy,
including his objective of delivering 50,000 affordable homes. These targets assist
in providing some degree of certainty over the delivery of affordable housing.
However, it must be recognised that these are housing investment, not planning
targets. That is, they measure a wider range of delivery, including non-new build,
and are specifically tied to the investment available in the 2008-11 spending
round.

The London Plan does not require a regional target for affordable housing to be
achieved as local policy. Policy 3A.9 instead refers to “the Mayor’s strategic target
for affordable housing” as one of the several factors to be “taken into account”
when boroughs set their overall requirements for affordable housing.

The policy requirement is thus for a borough-wide target for affordable housing
provision to be set, in compliance with PPS3, Paragraph 29. Paragraph 28 of the
PPS also requires RSSs (including the London Plan) to “set out the regional
approach to addressing affordable housing needs, including the affordable target
for the region and each housing market area” — which it does (see above).

The issue of “relevant market areas” is addressed above.

iv) The 2008 London-wide objective that there should be 70% social
housing and 30% intermediate provision

Boroughs should set targets for the disaggregation of affordable housing
between social housing and intermediate housing provision. In setting borough
targets for social housing and intermediate provision, boroughs must take into
account the following factors:

the London-wide objective of 70% social housing and 30% intermediate
provision set out in the London Plan;

the relative need for social housing and intermediate housing within both the
borough and the wider sub-region, in terms of household income and access to
market provision, and how this changes over time; and

considerations of achievability; to date the 70/30 split has not been achieved.
For the three years 2008-11, the Mayor’s draft London Housing Strategy sets
out an affordable housing delivery programme split 60%/40% between social
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and intermediate housing, although this includes non new build delivery as well
as new build. The Mayor has made clear his intention to change London Plan
policy to move towards a higher proportion of shared ownership and other
intermediate housing.

Again, it is important that the Mayor’s strategies are aligned. The Housing
Strategy is shorter term and focuses on practical implementation. The London
Plan provides support for achievement of the shorter term objectives of the
Housing Strategy in the context of the longer term, up to 2026.

See also paragraphs 4.40 — 4.42 below for guidance on achieving an appropriate
ratio on individual sites.

v)  The promotion of mixed and balanced communities

‘Mixed and balanced communities” are a key priority for the Mayor (Policy 3A.9).
Their importance is also reinforced in PPS3 (see paragraphs 20-24). Mixed and
balanced communities require a balance of household types and income groups
and cannot be achieved solely by setting a specific tenure mix for a new
development, and certainly not one based purely on a strategic aspiration.

The particular concern for affordable housing in this respect is focussed on the
relationship between social and intermediate housing, and further advice is given
in the section covering this split in section iv above.

The Mayor’s draft London Housing Strategy also gives guidance on a range of
matters relating to creation of mixed and balanced communities — see in particular
Section 1.

Finally, guidance is given on the achievement of mix on individual sites in the
paras 4.40 — 4.42 below.

vi)  The most robust available assessment of housing capacity and
potential sources of supply.

Assessments of housing capacity need to be considered in conjunction with
housing supply and delivery, as set out in section ii above. The housing targets in
the 2008 Consolidated London Plan draw on the GLA’s Housing Capacity Study
2004. A new Strategic Housing Land Availability Assessment/ London Housing
Capacity Study**i has informed the draft targets proposed in the replacement
London Plan.

Looking to the future, by way of guidance, boroughs with limited capacity relative
to their needs will require access to supply in other boroughs, while boroughs
with high capacity relative to their needs, will be in a position to support
affordable housing provision to contribute to meeting the needs of other
boroughs.

SPG 12 Affordable housing targets

In implementing London Plan housing policies and especially Policy 3A.5, the
Mayor will, and Boroughs and other partners are advised that:

e local affordable housing targets should be based on an assessment of all
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needs AND a realistic assessment of supply, and that

e the strategic London Plan target that 50% of provision should be affordable
is not a local target, and is only one of several factors to be taken into
account when setting a local target.

the other ‘needs-side” factors are:
e regional and local assessments of needs (see section i above)

e the 2008 pan London (but not local) objective for 70% of affordable housing
to be for social renting and 30% for intermediate housing (see section iv
above and paras 4.40 — 4.42 below).

e promotion of mixed and balanced communities: a particular concern of PPS3
and the Mayors draft London Housing Strategy

the “supply-side” factors are specified in the policy as:
e local authority developments, including net gain from estate regeneration

e affordable housing schemes funded independently of planning contributions
from private development

e affordable housing secured through planning agreements or conditions on
private residential or mixed use (including residential) development

¢ long term vacant properties brought back into use.

In setting borough targets for social and intermediate provision boroughs should
take into account:

o relative need for different types of affordable housing both locally and sub
regionally as indicated by local and sub regional SHMAs informed by the new
pan London SHMA

e considerations of achievability including resource availability and allocation
indicated such as is indicated in the Mayor’s draft London Housing Strategy

e the different components of need for intermediate housing, as well as,

e the 70/30 split indicated in Policy 3A.9 as a 20 year, pan London aspiration
and not as a local target.

In view of the Blyth Valley judgement (para 4.18) on making clear whether an
authority has undertaken assessments of the likely economic viability of land for
housing ... taking account of risks to delivery ... and informed assessments of the
likely levels of finance for affordable housing, boroughs should:

e when presenting relevant DPDs to EIPs, make clear whether or not they have
undertaken such an assessment

e take into account existing and expected levels of public investment to support
affordable housing provision

e note that PPS3 does not explicitly require targets to be expressed as
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proportions, thus providing the flexibility to express them as amounts to
facilitate closer integration between housing and planning objectives .

NEGOTIATING THE PROVISION OF AFFORDABLE HOUSING IN INDIVIDUAL
PRIVATE RESIDENTIAL OR MIXED USE SCHEMES

Policy 3A.10 Negotiating affordable housing in individual private
residential and mixed-use schemes

Boroughs should seek the maximum reasonable amount of affordable housing
when negotiating on individual private residential and mixed-use schemes,
having regard to their affordable housing targets adopted in line with Policy
3A.7, the need to encourage rather than restrain residential development and
the individual circumstances of the site. Targets should be applied flexibly,
taking account of individual site costs, the availability of public subsidy and
other requirements.

4.35 The strategic target for the provision of affordable housing is not intended to be
applied on a site-by-site basis. The London Plan makes this clear in
Paragraph 3.53. The intention of Policy 3A.10 is to “seek the maximum
reasonable amount of affordable housing”, stressing the need to “encourage
rather than restrain residential development” overall and the need for local targets
to be “applied flexibly taking account of individual site costs, the availability of
public subsidy and other scheme requirements.”

Site suitability

4.36 Any site suitable for housing provision should normally be considered suitable to
provide some affordable housing, and Policy 3A.11 makes clear that affordable
housing policy must be applied to all sites with capacity to provide 10 or more
homes. While site constraints may limit the provision of family housing, this
should not preclude the provision of affordable housing for households without
children, whether as social housing or as intermediate provision. Off-site provision
should only be made in the circumstances set out in paras 4.57 — 4.58 below.

Basis for determining affordable housing outcome

4.37 In negotiating the provision of affordable housing in individual schemes,
boroughs should seek the maximum reasonable amount of affordable housing,
having regard to:

e the borough’s overall affordable housing target set out in DPDs in
accordance with the guidance in section 4 above;

e the suitability of the site for different forms of provision, and
e the economics of site development, taking into account individual
site costs, the availability of public subsidy, and where appropriate,

other planning requirements.

4.38 Where a borough has not as yet adopted a borough-wide target which is
consistent with London Plan Policy 3A.9, it should nevertheless seek to obtain the
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maximum reasonable amount of affordable housing, having regard to the other
factors set out in Policy 3A.10.

4.39 A borough should therefore first determine the preferred mix for the site, both in
terms of mix of tenure (between market housing, social housing and intermediate
housing), mix of unit size and mix of types of provision and should take into
account the need to maximise all available sources of public investment to deliver
the optimum scheme profile. This should be based on its assessment of needs for
different types of provision (taking account regional assessment of needs),
including the need for family dwellings, and adjusted to reflect locational factors,
design factors and policy on density including the application of the SRQ matrix
(see section 3 of this guidance) to the specific site. This should include
consideration of access to public transport.

4.40 Both private developers and housing associations providing social housing or
intermediate housing with public subsidy should have regard to the draft London
Housing Design Guide,

Calculation of amount of affordable housing

4.41 The calculation is sometimes undertaken in terms of dwellings. However, there is
generally a differential mix requirement for different types of provision — social
housing, intermediate provision and market provision. Where the affordable
housing categories involve dwellings with larger numbers of habitable rooms per
dwelling, or different sizes of habitable rooms within different tenures, it may be
more appropriate for the calculation of the affordable housing proportion to be in
terms of habitable rooms or floorspace. The affordable housing proportion should
be calculated in relation to gross rather than net provision, except in relation to
estate regeneration. In calculating the proportion of provision which is affordable,
live/work units should be treated as housing provision to which an affordable
housing requirement should be applied.

Mix of social rent and intermediate provision and mix of housing types on a
specific site

4.42 In determining the appropriate balance between social rented provision and
intermediate provision on a specific site relative to the overall London-wide
objective as set out in paras 4.22 — 4.26 above, a borough must have regard to
local, sub-regional and regional housing needs that could be met through the
proposed development, including:

e The unit mix requirements for different affordable housing tenures. Higher
density developments in town centre locations may not always be appropriate
for households with children. Lower density schemes provide an opportunity to
provide higher proportions of both social housing and intermediate family
provision. However, housing requirements should generally determine mix, built
form and density not vice versa. See also paras 4.9 — 4.13 on housing needs
assessment above.

® The site location in terms of community facilities. Sites with limited access to
existing or planned schools will generally not be appropriate for significant
proportions of family sized housing. On larger sites, new community facilities
will need to be planned in accordance with Consolidated Plan Policies 3A.7 and
3A.18 and the SPG on Meeting the Spatial Needs of London’s Diverse
Population.
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Sites in neighbourhoods with significantly above the average proportion of
existing social rented provision may be appropriate for a higher proportion of
intermediate housing provision in the affordable housing mix. Conversely, sites in
areas with significantly lower levels of social rented housing than the average may
be appropriate for a higher proportion of social rented provision. This analysis
should be undertaken at a neighbourhood level, not across the borough as a
whole.

The mix of social and intermediate housing on small to medium-sized sites should
take account of the existing provision in the “natural neighbourhood” of the site,
or the Middle Super Output Area or postcode sector in which it is situated. New
developments of 500 homes or more should be large enough to ‘set their own
context’. They should therefore be able provide the basis for more mixed and
sustainable communities as set out in the London Plan (Policy 3A.7) and should
take account of the need to meet overall affordable housing targets.

Assessment of economic viability of development

4.45

4.46

4.47

Boroughs must consider the economic viability of the preferred outcome, the
potential of the site value to contribute to funding the cost of affordable housing
provision and the availability of public subsidy and investment to support
affordable housing on the development. Where costs are relatively high, and/or
sale values are relatively low, the potential for site value to support affordable
housing provision may be limited. Conversely, where sales values are high, the
requirement for direct subsidy may be limited as the required affordable housing
output may be fundable primarily if, not entirely, from site value.

Regardless of site values, however, a borough’s planning policies should not
assume as their starting point that public sector investment is required simply
because affordable housing is being delivered. Boroughs should at an early stage
in the planning process make an assessment of the scope for provision of
affordable homes on the site without public subsidy, informed by a robust
financial appraisal (see below). Where a case is made for public subsidy, the
borough should ensure that this investment results in a better outcome in terms
of overall numbers of homes, tenure mix and bedroom size than a development
without any public investment.

Financial appraisal is essential to ensuring that public subsidy is used effectively,
and that the maximum affordable housing output is achieved from a development
consistent with the objectives of achieving a mixed and balanced community
while enabling the overall development to be viable. Applicants for planning
permission are encouraged to submit appraisals to accompany their application.
Appraisals will also be required by applicant housing associations in bidding for
public subsidy from the HCA. Both developers and housing associations are
encouraged to have discussions with the planning and housing departments of
the relevant borough and with the HCA at an early stage, and in advance of
submitting an application or bid. It is advisable for such discussions to be project-
specific, and to involve all parties on the basis of sharing site-specific information
and appraisals. Such discussions should be undertaken for all schemes on private
residential or mixed-use sites where public investment is sought.
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Where an application is referable to the Mayor, the GLA would expect the
financial appraisal to be included in the referral documentation. This should be
undertaken at the stage 1 referral stage. It if is not provided at this point, the
Mayor’s planning decisions staff will request either that it be submitted, or that
the information necessary for the GLA to carry out the appraisal itself be provided
Boroughs with limited staff resources may wish to prioritise significant schemes
where social housing grant may be required for full financial appraisals, rather
than carry out full appraisals on all projects below the strategic referrals threshold.

If the necessary information is not provided, any recommendation to the Mayor
will be conditional upon provision of an appraisal or information before the
stage 2 report on the basis of which the Mayor decides whether or not to make a
direction on an application. If necessary the GLA will contact the HCA and
borough housing and planning departments to check whether the HCA can
provide confirmation of its investment decision and the timetable for investment.

In projects being developed in phases it may be necessary to reach separate
agreements on grant and affordable housing outturn on different phases. It may
be appropriate that each phase should be subject to a separate planning
application. In the case of a single application for a phased scheme, where the
availability of grant is not guaranteed for all phases, any decision by the Mayor
will be conditional upon agreed affordable housing targets for the whole project
being achieved.

In undertaking an economic viability assessment of a specific housing outcome,
the borough should take into account the impact of any planning obligations
sought for benefits other than affordable housing, recognising that requirements
for contributions to schools, environmental improvements, transport or social
infrastructure, may limit the number and mix of affordable homes. Policy 6A.4
sets out the London Plan’s priorities for planning obligations. It is currently in the
process of being altered in order to enable contributions towards the cost of
Crossrail to be sought from development. The practical effect of this policy is
likely to be felt in central London and, where appropriate, in the areas around
Crossrail stations in outer London.

Boroughs will also need to take account of the implications of the proposed
Community Infrastructure Levy when the proposals become clearer.

In assessing the economic viability of a specific outcome, boroughs should make
realistic assumptions as to the availability of public sector investment based on
early discussion and agreement with the HCA. They should take account of the
need to secure the maximum investment for the preferred scheme mix. Such
discussions should normally involve an HCA investment partner eligible to receive
public subsidy. These should be involved at the earliest possible stage of the
planning process. Where public investment is required to achieve a specific
outcome, the local authority should seek to confirm availability before concluding
a S106 agreement with the applicant.

The GLA sponsors a toolkit to assist both boroughs and applicants in assessing
the extent to which site value can support a range of affordable housing options.
The Affordable Housing Development Control toolkit, developed by Three
Dragons and the Centre for Residential Development at Nottingham Trent
University, has been made available to London boroughs and they are encouraged
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to use it. It is also available from the GLA for purchase by other parties. The
toolkit will continue to be revised by the GLA to incorporate updated costs and
values. Further details of the data sources and methodology are set out in the
toolkit guidance notes.

Other financial appraisal methodologies may be applicable, especially in the case
of complex mixed-use schemes. They should be bench-marked to the Three
Dragons Toolkit. Consideration should be given to the use of independent
valuation advice, especially that provided by the Valuation Office Agency.
Planning applications for residential development referred to the Mayor will need
to be accompanied by a comprehensive economic viability assessment, submitted
to the local planning authority. He will also take into account the overall
proportion of affordable housing, the split between social and intermediate
housing and the bedroom mix proposed.

Combining S106 contributions and public sector investment

4.56

4.57

4.58

The availability of public sector investment will generally be a critical factor in
determining the viability of a scheme. The HCA has made clear that before
investment can be considered for a scheme involving a S106 contribution, a
financial appraisal will be required to demonstrate that public subsidy is needed to
achieve the desired policy outcome. The financial appraisal should be undertaken
before any application for investment is made and before any decision in relation
to the relevant planning application is taken. Otherwise there is a risk that a
scheme may not be deliverable. The process for ensuring schemes combining
public sector investment and S106 contributions are deliverable is set out below.

In line with ATLAS advice™®™, in exceptional circumstances where the availability
of grant is not known, S106 agreements should include a cascade agreement,
based on financial appraisal, which links the required affordable housing output
to the availability of grant. Based on a robust financial appraisal, this agreement
should specify the range of affordable housing that can be delivered on the
scheme given different levels and types of public sector investment. The upper
level of this range should be the preferred affordable housing output for the site,
having regard to London Plan policy to seek the maximum reasonable amount of
affordable housing (Policy 3A.10). The minimum affordable output should be that
where public investment would not be available. Cascade agreement should allow
for the preferred level of affordable output to be reduced if the required level of
public investment should not be available and increased if additional grant is
made available.

In making arrangements for deferring planning obligation payments, or for local
authority retaining equity, consideration should be given as to whether it is
appropriate to put “overage” provisions in place. Particularly in current economic
circumstances, and in respect of schemes delivering low levels of affordable
housing, it may be appropriate to ensure that public benefit is secured from
increases in value above assumptions made at the time consent is granted
through the use of overage provisions.

Off-site provision

4.59

Affordable housing provision should normally be provided as an integral element
of a residential development. Examples of exceptional circumstances where off-
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site provision may be considered include sites where there are existing
concentrations of particular types of social housing and there are demonstrable
benefits to be gained by providing new units in a different location, such as to

e create more mixed communities,
e provide a particular type of housing, such as family housing;
e provide more units than is possible on the principle site, or

e where it might compromise broader planning objectives such as
securing strategically important clusters of economic activities in
parts of the Central Activities Zone (see London Plan para 5.178).

4.60 Consideration should only be given to off-site provision where an alternative site
or sites have been identified which would enable affordable housing provision
more appropriate to the identified needs to be met and where the project is
deliverable prior to the on site market development being completed. Exceptions
may be allowed in order to create the establishment of an “affordable housing
pot” — where resources can be pooled to enable a more significant affordable
housing development to take place off-site — in compliance with ODPM Circular
5/05. Agreements for off-site provision should be financially neutral in terms of
the benefit to the applicant relative to on-site provision requirements.

4.61 Boroughs should publish their policy on contributions for off-site provision, which
demonstrate that both the criteria above have been applied and that
contributions can be utilised within a short timescale to provide a more
appropriate output than could be achieved through on site provision. S106
agreements in relation to off-site provision must comply with appropriate national
planning guidance including Circular 5/2005.

Schemes not dependent on contributions from development value

4.62 Schemes consisting entirely or mostly of affordable housing and with no
contribution from development value may not require financial appraisals for
planning purposes, although the HCA’s own investment criteria will need to be
satisfied if it is to contribute funding. Where the local authority, housing
association or other developer is seeking to include an element of market
development within a project, this should be on the basis of providing a financial
contribution to the affordable housing provision. There is no requirement for a
housing association led scheme to include an element of market provision,
though in areas which are primarily existing social rented housing, such an option
may contribute to the objective of achieving a more mixed or balanced
neighbourhood. There is no restriction on any specific site providing solely
affordable provision, though a mix of social rented and intermediate provision will
normally be appropriate on larger sites, having regard to the tenure mix of the
surrounding neighbourhood.

Affordable housing provision on mixed-use sites
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Policies 4B.1 and 4B.2 in the London Plan promote appropriate mixed-use
development. Policy 4B.1 specifically promotes the development of housing
within mixed-use schemes that includes commercial, retail and other uses. Release
of unused or underused employment land for housing purposes is also consistent
with PPS3 subject to policies in the London Plan dealing with industrial location
and the managed approach to release of genuinely surplus industrial land outlined
in the Industrial Capacity SPG. Mixed-use can be especially appropriate in town
centre locations (including retail capacity where appropriate) or on genuinely
underused employment sites outside SILs and Locally Significant Industrial Areas,
where, subject to industrial demand assessments, housing may be provided
through a more intensive use of the site but only if it does not compromise the
viability and functioning of the remaining and nearby employment activities. In
such cases, neighbouring uses should be appropriate, recognising the balance to
be struck between sustaining economic activities in line with the Industrial
Capacity SPG, and increasing housing provision.

Residential development as part of a mixed-use development can often be of
financial benefit to the developer. Policy 3A.10 (requiring private residential
developments to provide an element of affordable housing, subject to a financial
assessment), also applies to residential schemes developed as part of a mixed-use
development. In such cases the additional financial benefit arising to the
developer and/or landowner, from the use of low value employment land for
housing purposes is a factor that should be taken into account. In assessing the
appropriate level of affordable housing to be provided, reference should be made
to the information on comparative values for different uses and financial viability
which is contained in the GLA research report on Mixed Use Development and
Affordable Housing.

SPG 5 Affordable housing on individual sites

In implementing London Plan housing policies and especially Policy 3A.10, the
Mayor will, and Boroughs and other partners are advised that:

e the primary aim of policy 3A.10 is to seek the maximum reasonable amount of
affordable housing on a site having regard to a range of strategic factors
which include the affordable housing target set out in a borough’s DPDs .

e this target should have been devised along the lines set out above in which
the long term, London-wide 50% target was only one of several factors used
in its derivation. It may not be appropriate to use only the local borough wide
target, much less the 50% strategic target, as the basis for negotiations on
individual sites BUT each individual site must make the appropriate
contribution to the achievement of the overall target.

the other strategic factors which should be taken into account are:
e the need to encourage rather than restrain housing development, and
e individual circumstances of the site, as well as

e applying the targets flexibly, taking account of individual site costs, the
availability of public subsidy and other requirements.

e calculation of the relative amount of affordable housing in a private
development proposal is often more usefully done on the basis of habitable
rooms or floorspace rather than units, especially when securing affordable
family housing.
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assessment of the mix of social and intermediate provision and dwelling types
on a site should take account of local, sub regional and strategic needs, the
unit mix requirements for different tenures, site location in relation to
community facilities, access to employment and the creation of balanced,
sustainable communities including recognition of the tenure composition of
neighbouring communities — the creation of mono-tenure neighbourhoods
should be avoided.

assessment of the economic viability of a site to provide the maximum
reasonable amount of affordable housing should be informed by independent
development appraisals, preferably benchmarked against the GLA affordable
housing toolkit, close partnership working with the private developer and
associated public sector partner RSL, and early engagement with the HCA to
secure the level of public sector investment required to deliver the optimum
scheme profile.

in appropriate cases cascade, overage and off-site provision agreements
should be secured through planning obligations.
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Annex 1

London Plan Policy 3C.23 Parking strategy

1 The Mayor, in conjunction with boroughs, will seek to ensure that on-site car
parking at new developments is the minimum necessary and that there is no
over-provision that could undermine the use of more sustainable non-car
modes. The only exception to this approach will be to ensure that developments
are accessible for disabled people. DPD policies and Local Implementation Plans
should:

e adopt on- and off-street parking policies that encourage access by
sustainable means of transport, assist in limiting the use of the car and
contribute to minimising road traffic

e adopt the maximum parking standards set out in the London Plan annex on
parking standards (Annex 4) where appropriate, taking account of local
circumstances and allowing for reduced car parking provision in areas of
good transport accessibility

e reduce the amount of existing, private, non-residential parking, as
opportunities arise

e recognise the needs of disabled people and provide adequate parking for
them

e take account of the needs of business for delivery and servicing movements

e provide adequate facilities for coaches that minimise impact on the road
network capacity and are off-road wherever possible

e generally resist the introduction of temporary car parks
e encourage good standards of car parking design

e seek to re-allocate space to provide for cycle parking where this does not
meet the recommended levels of provision in TfL’s cycle parking standards.
London Plan Annex 4
Residential car parking standards

1 Public transport accessibility should be used to assist in determining the
appropriate level of car parking provision, particularly for major developments.
Maximum residential parking standards are set out in Table A4.2.

table A4.2 Maximum Residential Car Parking Standards

Predominant housing type 4+ bed units 3 bed units 1 -2 bed units
Car parking provision 2 —1.5 spaces 1.5 -1 space 1 to less than 1
per unit per unit space per unit*

*

All developments in areas of good public transport accessibility and/or town centres should aim for
less than 1 space per unit. The needs of disabled residents will need to be taken into account in
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developments with low car parking provision, so that adequate spaces, either on site or convenient
dedicated on-street spaces, are identified for occupants.

Overall residential standards are consistent with PPG 3, which requires that on
average car parking should not exceed 1.5 off-street spaces per dwelling,
particularly in urban areas. 4+ bed units will form a small part of the overall
growth in housing, and the maximum standard for these larger properties of up
to two spaces recognises the impracticality of imposing a lower standard for
houses with garages and for large detached houses. The substantial majority of
new housing development will be higher density houses and flats which have a
maximum standard of 1.5 or below, so on average car parking is not expected to
exceed 1.5 off-street spaces per dwelling.

Residential development with lower car parking provision is encouraged in areas
with high PTAL scores and/or close to town centres. An element of car-free
housing should be included where accessibility and type of housing allows.

Mixed use and large multi unit developments

4

It is not possible to prescribe parking standards for mixed/multi-use
developments as these differ widely. The key to identifying parking provision
lies in a Transport Assessment supported by impact studies of large mixed use
developments. It is expected that parking provision for mixed use developments
will be significantly lower than national standards in PPG 13 to reflect the higher
levels of public transport access within London.

The time profiles of car parking demand vary according to use. If the estimated
peak parking demands for each element are simply added together, the total will
generally exceed the actual peak parking demand for the development as a
whole. Such over-provision should be avoided through appropriate analysis. The
total parking provision will therefore be less than the sum of each individual
element.

Trip rates for retail parks are significantly lower than for most of the individual
elements in isolation. Parking provision should be reduced correspondingly.
Linked trip-making can reduce parking demand by up to 50 per cent, and 25 per
cent appears readily attainable. Account should also be taken of improvements
in public transport. Developers should demonstrate such effects in their
Transport Assessment.

Provision for taxis, coaches and buses

7

All large developments should provide for appropriate taxi ranks and coach/bus
parking/stands. Consideration of these will form part of the development’s
Transport Assessment. More details of these facilities are provided in the Land
for Transport Functions SPG.

Parking for disabled people

8

Policy 3C.23 recognises that developments should always include provision for
car parking/car based access for disabled people. Despite improvements to
public transport, some disabled people still require the use of private cars.
Suitable designated car parking and drop-offs are therefore required. Boroughs
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should take into account local issues and estimates of local demand in setting
appropriate standards and should develop a monitoring and enforcement
strategy which includes actions that prevent the misuse of spaces.

Boroughs should take a flexible approach, but developments should have a least
one accessible on or off street car parking bay designated for use by disabled
people, even if no general parking is provided. All developments with associated
off street car parking should have at least two parking bays for use by disabled
people. The appropriate number of bays will depend on the size, location and
nature of the development, the existing supply of and demand for on and off
street car parking, and the accessibility of the local area. For proposed
developments with only one car parking space, applicants should survey and
assess the demand and accessibility of existing facilities to demonstrate where
disabled drivers can park in order to easily use the development. The Mayor has
published Supplementary Planning Guidance called ‘Accessible London’, which
provides detailed guidance on accessibility for disabled people.

Cycle parking

Developments should provide for sufficient secure cycle parking and supporting
facilities in accordance with PPG 13 and the Transport Strategy. TfL has
adopted cycle parking standards for its own schemes and these should form the
basis for standards in LDFs. The Mayor will use/apply these standards in
considering applications for strategic developments.

Motor cycle parking

Developments should provide for appropriate secure motorcycle parking in
accordance with PPG 13 and the Transport Strategy (Proposal 4G.1 and
Paragraphs 4G.25 - 27).

Page 34 of 45



The London Plan Housing Supplementary Planning Guidance
Draft Revised

Annex 2

STRATEGIC HOUSING MARKET ASSESSMENTS IN LONDON

Statement from Government Office for London, the Greater London Authority
and London Councils

The issue

1. In 2007, Communities and Local Government (CLG) published guidance on
carrying out Strategic Housing Market Assessments (SHMA). This included a set

of related Annexes', and an advice note on identifying sub-regional housing

market areas’. Related to this, PPS3, paragraph 6 asks local planning
authorities and the Mayor of London to consider the extent to which emerging
Local Development Documents and Regional Spatial Strategies can have regard
to the policies in PPS3 whilst maintaining plan-making programmes.

2. CLG guidance encourages local authorities to assess housing need and demand
in terms of housing market areas. This involves working with other local
authorities in a sub-regional housing market area, through a housing market
partnership. Having regard to paragraph 10 of the CLG advice note, the
Government Office for London (GOL), the Greater London Authority (GLA) and
London Councils are agreed that the London region represents an appropriate
spatial level of analysis for understanding housing markets as well as enabling a
co-ordinated approach to evidence base work and policy-making across the
region.

3. However, a comprehensive, London-wide SHMA that provides robust results at
both regional and local level would be a complex and lengthy undertaking and
will therefore not provide the evidence needed in the short-term. For now, a
twin-track approach is more appropriate. This statement describes the agreed
position of GOL, the GLA and London Councils on how this interim approach
might work.

Short-term approach

4. At regional level, the GLA will carry out a Regional SHMA by May 2008, to
provide evidence to support the Mayor’s draft Housing Strategy and the future
development of the London Plan. This will provide robust evidence of the size
and tenure mix of housing requirements at the regional level and more explicit
consideration of housing markets trends than the existing 2004 Housing
Requirements Study (HRS).

5. Many London boroughs, at different stages in their plan preparation processes,
require robust new evidence to support emerging policies at independent
examinations, which the GLA regional up-date will not provide. An alternative
of thirty three individual boroughs seeking to carry out housing market
assessments is not attractive. Single-borough studies are unlikely to satisfy the
guidance in terms of the appropriate spatial level of analysis, and would be
unlikely to meet the requirements of the process checklist set out in the CLG
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guidance (Figure 1.2), especially that housing market conditions are assessed
within the context of the housing market area.

GOL, GLA and London Councils believe that London-specific Sub-regional
HMAs offer the most pragmatic, cost-effective and timely way to quickly put in
place evidence that meets PPS3 requirements and that can deliver usable results
to individual boroughs. Paragraph 10 of the CLG advice note states that any
alternative approach must demonstrate that it is likely to provide a credible and
robust means of understanding housing markets as well as enabling a co-
ordinated approach to evidence base work and policy making. Paragraph 9 of
the advice note also supports a pragmatic approach of grouping together local
authority administrative areas as an approximation to sub-regional housing
market areas.

These Sub-regional HMAs would be best based on the new London Plan sub-
regions (identical to Housing Corporation sub-regions except for Hackney),
which have the advantages of tapping into existing administrative arrangements
that could facilitate conduct of studies, are well understood by key London
stakeholders, and have market relevance in that their radial extent reflects major
household moves and migration flows within London. Where boroughs have
already commissioned studies, the scope for integration of work undertaken
with sub-regional studies should be explored.

CLG guidance states that local authorities and regional planning bodies should
develop a shared evidence base to inform the development of spatial housing
policies and that regions may wish to co-ordinate a programme of SHMAs,
working with local authorities. In the London context, Sub-regional HMAs
should be developed with reference to the Regional SHMA and take into
account the characteristics of, and relationships with, the whole region.

Co-ordination is key. There is a risk that sub-regional studies could develop
different methodologies and, in aggregate, not provide results comparable to
the London-wide study. London Councils will work with the GLA to reduce,
where possible, the likelihood of this happening.

In line with CLG guidance, the GLA will give strategic direction to sub-regional
studies. To this end, the GLA have set up a steering group for the Regional
SHMA involving key London stakeholders. In turn, London Councils have
organised a borough advisory group to consider the technical and strategic
challenges associated with the twin-track approach (regional and sub-regional),
including those arising from the London-wide study commissioned by the GLA.

. The administrative arrangements put in place to deliver SHMAs in London will

seek to maximise opportunities for complementarity and consistency between
regional and sub-regional studies (see paragraph 8).

If any boroughs feel this approach will not meet their requirements for evidence,

they should get in touch with their usual contact in the Government Office as
soon as possible.
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Longer-term approach

13. The GLA and London Boroughs are committed to working together on future
housing market assessments. In the longer-term, the GLA will work with
London Councils and other stakeholders to explore the potential for a single,
London-wide strategic housing market assessment that fully addresses regional
and local needs for a robust and shared evidence base of housing need and
demand.

March 2008

Annex 2 References

No.1  The guidance and annexes are available to download here:
http://www.communities.gov.uk/index.asp?id=1509040

No.2  Available to download here: http://www.communities.gov.uk/index.asp?id=1509042
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Annex 3

Addressing PPS3 requirements for a 15-year housing land supply

(Interim Approach)

Statement from Government Office for London and the Greater London
Authority

The Issue

1.

National planning policy set out in Planning Policy Statement 3! states “Local
Planning Authorities should set out in Local Development Documents (LDD)
their policies and strategies for delivering the level of housing provision,
including identifying broad locations and specific sites that will enable
continuous delivery of housing for 15 years from the date of adoption, taking
into account the level of housing provision set out in [the London Plan]"2 (see
paragraph 5 below). It says Local Planning Authorities “should consider the
extent to which emerging LDDs. .. can have regard to the policies in this

statement whilst maintaining plan making programmes”i.

A comprehensive and robust pan-London assessment of housing capacity was
undertaken in 2004 and provides the basis for housing targets in the

London Plan to 2016/17°. These targets were subject to an Examination in
Public and published in an Early Alteration to the Plan in 2006. The approach to
housing capacity was also assessed with regard to PPS3 at an Examination in
Public into the draft Further Alterations to the London Plan in 2007. At this EIP
the Mayor restated the commitment made in the Early Alterations to review
housing capacity before 2011. The Panel noted this and recommended that the
Mayor produce guidance on “how boroughs should derive indicative figures for
housing provision in the period 2016 to 2026 for the purpose of LDDs during the

interim period”®.

The GLA and GOL have been working together to provide joint advice to
boroughs that will meet the PPS3 policy requirement in a reasonable, integrated
and pro-active way and avoid boroughs undertaking unnecessary,
uncoordinated and costly additional work. The advice in this note sets out the
approach boroughs should take in the interim (prior to the publication of a new
study and review of London Plan housing targets). It also outlines the longer
term approach. This note has been sent to the Planning Inspectorate and
Communities and Local Government, and the authors are happy to discuss the
matter further with ALBPO and other stakeholders.

Current Position

4.

In London there is a strong tradition of London-wide studies to provide robust
evidence on housing land supply and capacity. This strategic approach ensures
consistency across boroughs, avoids unnecessary duplication of resources and is
the most appropriate level at which to assess capacity in the unique
circumstances of the London housing market.
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London currently has an authoritative and robust assessment of housing
capacity (2004 Housing Capacity Study, HCS), based on capacity of individual
large sites and justified assumptions on small sites for the ten-year period
2007/8 — 2016/17. PPS3, however, has set out a requirement for LDDs to
demonstrate a 15-year supply of land for housing from date of adoption. This
would draw on information from a Strategic Housing Land Availability
Assessment’ (SHLAA) and/or other relevant evidence® to identify deliverable
sites for the first five years, and developable sites for years 6-10 as well as,

where possible, years 11-1 5%, In addressing the unique circumstances of London
it could also incorporate assumptions on small sites and windfalls as set out in

PPS3'™ and SHLAA Guidance Notes''. The Mayor is already committed to
undertaking a new Housing Capacity/Strategic Housing Land Availability
Assessment for boroughs to draw on. However, until the results from the new
study are finalised, there is a transition period where boroughs may be anxious
that they could be open to challenge on the tests of soundness.

Interim Approach

6.

10.

The Further Alterations to the London Plan (FALP) EIP Panel considered the
15 year supply issue. The Panel accepted the Mayor's proposal12 set out in his
Briefing Notes 2 'Housing Provision after 2016,/2017'" and, more particularly,

32 ‘Additional Note on Matter 6.4, question 1'%, This essentially states that for
boroughs to demonstrate that they have identified a 15 year land supply in
terms of the objectives of PPS3 and in the distinct circumstances of London,
they should roll forward their annual London Plan minimum ten year housing
targets (2007/8 — 16/17) to cover the required 15 year period rather than
undertaking individual SHLAAs.

Briefing Note 2 explains that although the 2004 HCS had a twenty-year
timeframe, it does not provide a robust estimate of capacity for the period

beyond 2016/17. Indeed, it was not designed to do s0"°. The study clearly
states that: capacity allocated to Phase 4 [2016/17-2026/27] is a potential but
not a predicted source of new housing. The briefing note further clarifies that
potential capacity from this period will be updated.

Briefing Note 2 recognises that, in the context of London’s highly pressurised
land market, almost all development comes from recycling previously developed
land. The note stated that it was difficult to try and look forward more than ten
years and results beyond this horizon tend to lack certainty and the essential
robustness to meet London’s future needs.

Briefing Note 32 goes on to make clear that “it may therefore be considered
reasonable for the Mayor to offer the kind of guidance envisaged in PPS3 by
recommending that the boroughs should project the figure that is in their
existing target forward to 2020 — but NOT as a target, merely as an indicative
figure. This would need to contain the strong caveat that these will have to be
checked and adjusted as necessary against a new Housing Capacity Study”.

The Mayor indicated at the EIP that he agreed with the Panel that boroughs will
need to roll forward their targets beyond 2020. This is now reflected in the
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recently published London Plan, Policy 3A.1, which forms part of the
development pIanE.

Longer-term Approach

11. The interim approach set out above is intended to provide the most robust
approach to identification of a fifteen year supply of housing land based on the
recently published targets and 2004 HCS, and until a new study is completed to
inform review of London Plan housing targets.

12. The 2004 HCS underpinning current targets was exceptionally rigorous and
appropriate to the unique circumstances of London. A new study will need to

maintain this approach while addressing the policy objectives of PPS3". The
Mayor has committed to coordinating a new pan-London Housing study, which
will be undertaken in these terms to inform review of housing targets in
accordance with Policy 3A.1 of the London Plan. Work on this has already
commenced and a draft paper proposing refinements to the previous
methodology will be circulated as soon as possible.

March 2008

Annex 1 References:

No.1 Published by Communities and Local Government in November 2006.

No.2  PPS3, Paragraph 53

No.3  PPS3, Paragraph 6

No.4 2004 London Housing Capacity Study available at
http://www.london.gov.uk/mayor/planning/capacity_study/index.jsp

No.5 The London Plan (Consolidated with Alterations Since 2004)

No.6  Panel Report p159 - 160: http://www.london.gov.uk/mayor/strategies/sds/eip-
report07 /index.jsp

No.7  Communities and Local Government published practice guidance (July 2007) on how to carry
out SHLAAs (CLG, Strategic Housing Land Availability Assessments Practice Guidance, TSO, 2007).
No.8  PPS3, Paragraph 54.

No.9  PPS3, Paragraph 55.

No.10  PPS3, Paragraph 59.

No.11 CLG, Strategic Housing Land Availability Assessments Practice Guidance. TSO, 2007
No.12  Panel Report p159 - 160: http://www.london.gov.uk/mayor/strategies/sds/eip-
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	Commenting on this document
	INTRODUCTION
	The Mayor has recently published his draft replacement London Plan for public consultation�..  While this will have increasing materiality for planning purposes as it proceeds through the statutory process it will not be finalised until winter 2011/12. A
	back garden development,
	housing density and quality, and
	affordable housing targets.
	This new Interim SPG will replace those sections 
	This SPG also draws on experience from using the 
	As SPG, this document does not set new policy but provides guidance on how those policies in the Consolidated Plan can best be implemented. It will assist boroughs in preparing Development Plan Documents and ensuring that these are in general conformity
	The new replacement London Plan currently subject to consultation will be supplemented by a comprehensively revised housing SPG, which will come into force following publication of the replacement Plan. However, it is intended that a draft of this compre

	PRIVATE GARDEN LAND DEVELOPMENT
	Private garden land is the enclosed area within a dwelling curtilage from which the public is excluded. The loss of private garden land, especially back gardens, to infill residential development has highlighted the need for greater clarity in guidance o
	A number of London Plan policies address these r�
	Private gardens are an important component of wha
	Policy 4B.1 makes clear that development must ‘r�
	Similarly, in coming to a view on proposals which
	In considering proposals for development in gardens, boroughs and developers are advised, in the light of local circumstances, to consider the value they have in addressing the strategic objectives set out above and to strike an appropriate balance betwe
	While private back gardens may be considered to f

	DENSITY
	Securing development of the highest quality is a key Mayoral priority and must be coordinated with making the best use of development opportunities, with growth focused on areas with good public transport accessibility so that it can be truly sustainable
	National planning policy requires the London Pla�
	In order to simplify implementation of the policy, the density guidelines/matrix have been streamlined in the Consolidated Plan. Car parking standards (which have significant implications for density of land use), are now dealt with separately (see pa
	These unintended outcomes are due to a variety of factors, not least the dynamism of the London housing market which has borne particularly on the size of some dwellings produced by the private sector. However, implementation of the policy, especially th
	Conversely, undue weight has sometimes been given to local context rather than to location or public transport accessibility. This can result in densities which do not reflect scope for more sustainable forms of development which take fuller advantage of
	Coming to decisions on housing density means having to strike a sensitive balance between a complex range of factors. Thus, with the exception of the 200-300 major applications which come before the Mayor each year, interpretation of the broad density po

	Density definitions
	The London Plan defines density in terms of net residential site area (which only includes homes, gardens and internal access roads) and expresses it both as dwellings and, to take better account of the needs of different types of household, as habitab
	London has historically developed at a wide range of densities, with many of its most successful residential neighbourhoods being built at relatively high density more than a century ago�. Much of this higher density housing stock (often five or six sto

	Density and dwelling type
	Density decisions on new schemes should take account of the different housing needs of the households who will live in the completed scheme. The determination of which housing needs a scheme will meet should be informed by local and regional housing prio
	In broad terms higher densities, which assume a lower number of habitable rooms per dwelling, will be more suitable for households without children and will require less play provision. Higher density housing can be particularly suitable for town centres
	The London Plan density matrix assumes a higher number of habitable rooms per dwelling for lower density development. Lower density developments lend themselves more, though not exclusively, to family housing, generally defined as having three or more be
	For planning purposes a habitable room is usually defined as "Any room used or intended to be used for sleeping, cooking, living or eating purposes. Enclosed spaces such as bath or toilet facilities, service rooms, corridors, laundries, hallways, utility
	Effective implementation of affordable housing policy, especially in parts of central London, can be compromised by development of particularly large dwellings (measured in square metres rather than habitable rooms/hectare). In such cases, it may be mo
	Where a development includes family housing, acce

	The London Plan density matrix
	By linking the level of density to the proximity and frequency of public transport it is possible to make the best use of sites within walking distance of public transport and town centres whilst allowing lower densities where public transport accessibil
	Sustainable and successful higher density housing
	London Plan Policy 4B.1 requires DPDs to develop
	Exceptionally, higher or lower densities on indiv
	Public transport accessibility (PTAL)
	To help direct new development to areas with the highest levels of public transport, the London Plan uses Public Transport Accessibility Level (PTAL) data supplied by Transport for London (TfL) to measure ease of access to the public transport networ
	Transport for London, in advising the Mayor of the PTAL level for a specific development proposals referred to him, will undertake a more site specific assessment, taking into account local transport networks including pedestrian routes which cannot be s
	Setting
	Defining the setting of an area entails an element of subjectivity and requires knowledge of the locality. Boroughs are therefore recommended to define the setting and resulting appropriate density as part of their DPD process within the context and guid
	The Consolidated Plan makes clear that the ‘centr
	Dwelling size, and indirectly, built form, should
	When considering where a particular development s
	Large sites
	Large sites have the capability of defining their own setting. The better the quality of the existing built environment and the more legible the setting of the areas surrounding the site, the larger the site needs to be to define its own setting. In gene
	Sites on borders and edges of ‘settings’
	The setting of areas where the character of the urban fabric changes can usefully be defined in DPDs. This will increase certainty along these borders and avoid high density developments spreading in an uncontrolled way into lower density areas and vice
	Undeveloped Areas/Areas with Indeterminate Character
	There are still parts of London that are substant
	Small sites
	Small sites have specific opportunities and constraints with regards to density. When establishing the appropriate density for small sites, special attention should be given to factors influencing the setting of a development site, including existing str
	Small sites may require little land for internal infrastructure such as internal roads, amenity space and social infrastructure, and it is appropriate for density to reflect this�.   Where it can be demonstrated, subject to meeting other planning policy
	Developments above the density ranges
	The form of housing output should be determined primarily by an assessment of housing requirements and not by assumptions as to the built form of the development. Where proposals are made for developments above the relevant density range they must be tes
	Developments below the density ranges
	In line with PPS3, 30 dwellings per hectare� should be regarded as the minimum density for development. In London, very few schemes would be appropriate at or below this base level. More generally, in refining the matrix for local application through DPD
	Social infrastructure and amenity space requirements
	Planned as well as existing social infrastructure should be considered when establishing appropriate density ranges. It is important to ensure that appropriate levels of social and environmental infrastructure are provided to meet needs generated by new
	The London Plan requires larger development prop�
	Mixed use
	Research suggests that while combining residential uses with other uses can lead to more effective use of common infrastructure (e.g. water, sewerage, power), if density is measured in units per hectare or habitable rooms per hectare  (as in the Densi
	Design
	Policy 3A.3 on maximising the potential of sites�
	Levels of car parking
	On any site, car parking can take up a considerable amount of land nominally available for housing. Some of this provision may be essential (e.g. for servicing and disabled parking facilities), but the amount of space set aside for cars can often be co
	Research suggests that conventional designs for residential development on small sites can lead to 25% to 40% of the area being effectively lost to motor vehicle related uses�. The amount of land required for car parking can be reduced substantially by a
	Planning practice on car parking provision already takes into account site characteristics and the availability of public transport. Boroughs should also explore the scope to link planning conditions and planning obligations on whole developments and cov
	The London Plan supports improving conditions for
	Local traffic management schemes are the most appropriate level at which to resolve differences between Controlled Parking Zone (CPZ) requirements and the stance to be taken towards on and off-street parking. As a general strategic principle, local off

	AFFORDABLE HOUSING TARGETS
	If percentage based affordable borough-wide housing targets are used in a DPD, they should apply to the aggregate of new provision from all sources within a borough. They are therefore distinct from any benchmark for the negotiation of affordable housing
	The definition of overall housing provision comprises:
	In planning rather than housing investment terms, schemes for purchasing homes on the open market to turn into affordable housing will only count as additional provision where they are net new build completions, rather than a change of tenure of existing
	The policy requirement in Policy 3A.9 is to set borough affordable housing targets.  This is also in compliance with Para 29 of PPS3. In setting targets the Policy stresses the primacy of:
	Thus there are six factors to be taken into account by boroughs when setting targets in their DPDs.  Supplementary guidance is give on each of these below.
	Local policies are not required to give primacy t
	As required by the GLA Act, the Mayor’s strategie
	The following section gives guidance on the factors to be taken into account in setting their DPD targets:
	Housing needs assessments should have regard to the London-wide housing needs assessment set out in the London Plan informed by the 2008 London SHMA and the joint GLA/GOL statement on SHMA reproduced in Annex 2 of this SPG, and to the context and priorit
	Boroughs should also have regard to more local assessments of need, within the regional context as indicated below.
	In assessing housing need, a borough should asses
	Where, in conjunction with neighbouring authorities, a requirement for student housing provision is identified, a separate target for student provision may be set, either in proportionate or numerical terms, in addition to the overall affordable housing
	In setting an overall affordable housing target, boroughs should recognise that public investment in additional affordable housing provision (primarily through the HCA) is on the basis of a proportion of lettings being pooled on a sub-regional and/or r
	A distinction needs to be drawn between capacity, potential supply and physical development or provision. This sub-section looks at supply.  Capacity is considered in section vi below.
	In terms of supply, the London Plan Annual Monitoring Reports outline housing starts and other relevant indicators.  Boroughs should also use information from their housing trajectories and other sources of information (such as 5 and 15 year land suppli
	Thus, in terms of potential supply, the planning system has, over the past five years, delivered sufficient permissions to enable an adequate supply of housing to be brought forward to meet the London Plan targets in the short term.  It will be important
	However, it is recognised that in the current recession, it will be difficult to ensure that applications continue to come forward, even where suitable sites are identified.  It will be even more difficult to ensure that development takes place to turn t
	Boroughs will also need to give careful attention
	In the current uncertain economic climate, assessments of economic viability will be all the more important, and boroughs should make use of the Three Dragons Toolkit and/or other toolkits such as that of the VOA to assess viability.  Boroughs are encour
	Until new housing targets are formally published 
	In summary, Borough assessments should take full account of regional as well as local need, the longer term picture and the availability of public subsidy.
	In the context of implementing Policy 3A.9, borou
	The London Plan does not require a regional targ�
	The policy requirement is thus for a borough-wide
	The issue of “relevant market areas” is addressed
	Boroughs should set targets for the disaggregation of affordable housing between social housing and intermediate housing provision. In setting borough targets for social housing and intermediate provision, boroughs must take into account the following fa
	Again, it is important that the Mayor’s strategie
	See also paragraphs 4.40 – 4.42 below for guidanc
	‘Mixed and balanced communities’ are a key priori
	The particular concern for affordable housing in this respect is focussed on the relationship between social and intermediate housing, and further advice is given in the section covering this split in section iv above.
	The Mayor’s draft London Housing Strategy also gi
	Finally, guidance is given on the achievement of 
	Assessments of housing capacity need to be consid
	Looking to the future, by way of guidance, boroughs with limited capacity relative to their needs will require access to supply in other boroughs, while boroughs with high capacity relative to their needs, will be in a position to support affordable hous
	NEGOTIATING THE PROVISION OF AFFORDABLE HOUSING IN INDIVIDUAL PRIVATE RESIDENTIAL OR MIXED USE SCHEMES
	The strategic target for the provision of afforda
	Site suitability
	Any site suitable for housing provision should normally be considered suitable to provide some affordable housing, and Policy 3A.11 makes clear that affordable housing policy must be applied to all sites with capacity to provide 10 or more homes.  While
	Basis for determining affordable housing outcome
	In negotiating the provision of affordable housing in individual schemes, boroughs should seek the maximum reasonable amount of affordable housing, having regard to:
	the borough’s overall affordable housing target s
	the suitability of the site for different forms of provision, and
	the economics of site development, taking into account individual site costs, the availability of public subsidy, and where appropriate, other planning requirements.
	Where a borough has not as yet adopted a borough-
	A borough should therefore first determine the preferred mix for the site, both in terms of mix of tenure (between market housing, social housing and intermediate housing), mix of unit size and mix of types of provision and should take into account the
	Both private developers and housing associations providing social housing or intermediate housing with public subsidy should have regard to the draft London Housing Design Guide�.
	Calculation of amount of affordable housing
	The calculation is sometimes undertaken in terms 
	Mix of social rent and intermediate provision and mix of housing types on a specific site
	In determining the appropriate balance between so
	Sites in neighbourhoods with significantly above the average proportion of existing social rented provision may be appropriate for a higher proportion of intermediate housing provision in the affordable housing mix. Conversely, sites in areas with signif
	The mix of social and intermediate housing on sma
	Assessment of economic viability of development
	Boroughs must consider the economic viability of the preferred outcome, the potential of the site value to contribute to funding the cost of affordable housing provision and the availability of public subsidy and investment to support affordable housing
	Regardless of site values, however, a borough’s p
	Financial appraisal is essential to ensuring that public subsidy is used effectively, and that the maximum affordable housing output is achieved from a development consistent with the objectives of achieving a mixed and balanced community while enabling
	Where an application is referable to the Mayor, t
	If the necessary information is not provided, any
	In projects being developed in phases it may be necessary to reach separate agreements on grant and affordable housing outturn on different phases. It may be appropriate that each phase should be subject to a separate planning application. In the case of
	In undertaking an economic viability assessment of a specific housing outcome, the borough should take into account the impact of any planning obligations sought for benefits other than affordable housing, recognising that requirements for contributions
	Boroughs will also need to take account of the implications of the proposed Community Infrastructure Levy when the proposals become clearer.
	In assessing the economic viability of a specific outcome, boroughs should make realistic assumptions as to the availability of public sector investment based on early discussion and agreement with the HCA. They should take account of the need to secure
	The GLA sponsors a toolkit to assist both boroughs and applicants in assessing the extent to which site value can support a range of affordable housing options. The Affordable Housing Development Control toolkit, developed by Three Dragons and the Centre
	Other financial appraisal methodologies may be applicable, especially in the case of complex mixed-use schemes. They should be bench-marked to the Three Dragons Toolkit. Consideration should be given to the use of independent valuation advice, especially
	Combining S106 contributions and public sector investment
	The availability of public sector investment will generally be a critical factor in determining the viability of a scheme.  The HCA has made clear that before investment can be considered for a scheme involving a S106 contribution, a financial appraisal
	In line with ATLAS advice�, in exceptional circumstances where the availability of grant is not known, S106 agreements should include a cascade agreement, based on financial appraisal, which links the required affordable housing output to the availabilit
	In making arrangements for deferring planning obl
	Off-site provision
	Affordable housing provision should normally be provided as an integral element of a residential development. Examples of exceptional circumstances where off-site provision may be considered include sites where there are existing concentrations of partic
	create more mixed communities,
	provide a particular type of housing, such as family housing;
	provide more units than is possible on the principle site,  or
	where it might compromise broader planning objectives such as securing strategically important clusters of economic activities in parts of the Central Activities Zone (see London Plan para 5.178).
	Consideration should only be given to off-site provision where an alternative site or sites have been identified which would enable affordable housing provision more appropriate to the identified needs to be met and where the project is deliverable prior
	Boroughs should publish their policy on contributions for off-site provision, which demonstrate that both the criteria above have been applied and that contributions can be utilised within a short timescale to provide a more appropriate output than could
	Schemes not dependent on contributions from development value
	Schemes consisting entirely or mostly of affordab
	Affordable housing provision on mixed-use sites
	Policies 4B.1 and 4B.2 in the London Plan promot
	Residential development as part of a mixed-use development can often be of financial benefit to the developer. Policy 3A.10 (requiring private residential developments to provide an element of affordable housing, subject to a financial assessment), als
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