
 
 

 

Towards a new 
London Plan 
Consultation on the next London Plan 

 



 
TOWARDS A NEW LONDON PLAN 
 

 

COPYRIGHT 
Greater London Authority 
May 2025 

Published by 
Greater London Authority 
City Hall 
Kamal Chunchie Way 
London E16 1ZE 
 
enquiries 020 7983 4000 
 
Maps contains OS data © Crown copyright and database right 2025 
 
Copies of this report are available  
from www.london.gov.uk



 
TOWARDS A NEW LONDON PLAN 
 

 

CONTENTS 

Mayor’s Foreword 4 

1 Introduction 7 

1.1 What is the London Plan? 7 

1.2 What years will the new London Plan cover? 7 

1.3 How many homes will it plan for? 7 

1.4 Viability and delivery 8 

1.5 What is this document about? 9 

How is a new London Plan prepared? 10 

1.6 Legal and procedural requirements 10 

1.7 Integrated Impact Assessment (IIA) 10 

1.8 Habitats Regulations Assessment (HRA) 11 

1.9 Beyond London 13 

Progress on the current London Plan 13 

1.10 Good Growth objectives 13 

1.11 The Key Diagram 13 

2 Increasing London’s housing supply 16 

2.1 A brownfield first approach 20 

2.2 London’s call for sites - LAND4LDN 20 

2.3 Opportunity Areas 20 

2.4 Central Activities Zone 23 

2.5 Town centres and high streets 24 

2.6 Industrial land 24 

2.7 Wider urban and suburban London 25 

2.8 Other sources of housing supply 25 

2.9 Beyond London’s existing urban area 26 

2.10 Large-scale urban extensions in the green belt 26 

2.11 Metropolitan Open Land 29 

2.12 Affordable housing 29 

2.13 Planning for affordable housing 30 

2.14 Estate regeneration 31 

2.15 Build to rent 32 



 
 TOWARDS A NEW LONDON PLAN 
 

 

2.16 Other housing options 34 

2.17 Specialist and supported housing and housing London’s 
older population 36 

2.18 Purpose-built student accommodation and other forms of 
shared housing 37 

2.19 Gypsies, Travellers and Travelling Showpeople 38 

3 Growing London’s economy 39 

3.1 The Central Activities Zone 40 

3.2 Specialist clusters of economic activity 41 

3.3 Town centres and high streets 42 

3.4 Industrial land 44 

3.5 London’s night-time economy 45 

3.6 Culture and creative industries 45 

3.7 Visitor economy 46 

3.8 Digital infrastructure 47 

Inclusive growth 47 

3.9 Access to employment 47 

3.10 Affordable workspace 48 

4 London’s capacity for growth and design quality 50 

4.1 Building height and scale 50 

4.2 Tall Buildings 51 

4.3 Supporting a denser London linked to transport connectivity 51 

4.4 London’s heritage 52 

4.5 Designing the homes we need 52 

4.6 Heat risk, ventilation and overheating 53 

4.7 Homes for families 54 

4.8 Accessible housing 54 

4.9 Space standards and other requirements 55 

4.10 Designing for everyone 55 

5 London’s infrastructure, climate change and resilience 57 

5.1 Energy efficiency standards 58 

5.2 Heat networks 59 

5.3 Whole life-cycle carbon (WLC) and Circular Economy (CE) 59 



 
 TOWARDS A NEW LONDON PLAN 
 

 

5.4 Waste 60 

5.5 Green and open spaces 61 

5.6 London’s open spaces 63 

5.7 Green infrastructure and biodiversity 64 

5.8 Water 64 

5.9 The strategic importance of London’s waterways 65 

5.10 Flood risk management 65 

5.11 Water management 65 

Transport 66 

5.12 Transport’s role in London’s growth 66 

5.13 Sustainable transport networks to support growth 66 

5.14 Car parking, cycle parking and deliveries 69 

5.15 Responding to transport trends and new technologies 69 

London’s resilience 70 

5.16 Fire safety 70 

5.17 Air quality 71 

5.18 Heat risk 73 

5.19 Healthy communities 73 

6 How do I participate in this engagement? 75 

 
 



 
TOWARDS A NEW LONDON PLAN  4 
 

 

Mayor’s Foreword 

Throughout history, London has evolved to meet the challenges presented by each new 
age – and we must do so again if we are to ensure every Londoner can afford somewhere 
they can call home. 

This document sets out a path towards my next London Plan, the strategic framework that 
will guide and shape our city’s development in the years ahead. 

The next London Plan will be a blueprint for how we can continue to build the fairer, 
greener city that Londoners deserve. It will aim to make the best possible use of City Hall’s 
planning powers to achieve two key objectives. These are to fix the housing crisis in 
London and deliver sustainable economic growth that benefits Londoners across our city, 
all while ensuring we continue to meet our ambitious climate commitments and improve 
our environment and green spaces. 

Since 2016, we have worked hard to get London building again. We hit the target of 
starting 116,000 new genuinely affordable homes, and have also ushered in a new golden 
era of council housebuilding, taking council homebuilding to the highest level since the 
1970s. That’s double the rate of the rest of the country last year combined. However, we 
now face a difficult period for housebuilding in the capital. This is due to a lack of national 
funding by the previous government and the economic legacy of low-growth, high interest 
rates and the rise in the cost of construction materials. 

When I was elected for a third term as Mayor, I said I wanted to make London the best city 
in the world to grow up in and to ensure all Londoners have the chance to reach their 
potential. To do this, we must do everything we can to build the affordable homes to buy 
and rent that Londoners desperately need. 

At present, over 90,000 children are officially homeless and living in temporary 
accommodation in London. Tens of thousands more are in overcrowded housing. Young 
couples are having to move out of London to afford a family home. And high housing costs 
are increasingly becoming a barrier to moving to London to study or work in the first place. 
We cannot let this continue. 

Addressing the housing crisis will also be critical to growing our economy, increasing 
productivity, raising living standards and reducing inequality in our city. That’s why, 
working with local councils, business, and others, we have put affordable housing and the 
built environment at the heart of our new growth plan for London. We know that good 
quality housing is not only essential for Londoners, but for attracting and retaining talent, 
unlocking employment opportunities, and revitalising neighbourhoods. 
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Our previous London Plans have helped us to increase the number and quality of new 
affordable homes in London. But given the scale of the challenge we now face and our 
bold plans for growth, the next London Plan will need to go further.  

The government has said London needs 88,000 new homes per year. So the next London 
Plan needs to plan for 880,000 homes, ten years’ supply. This is far more than we have 
ever built before. London has only ever built at anything approaching this rate in the 1930s 
when there was a housing boom across the country. A large percentage of Londoners 
today live in the homes built during this time, particularly in outer London.  

It's clear we face an extraordinary challenge, but one we must do everything we can to 
meet. We have no time to waste. That’s why, in the short-term, I want to see local planning 
become more flexible and focused on securing permissions for housing development. 

I also want to ensure we look at how we can make better use of the land we have, take 
opportunities to increase the density of housing developments and work with local councils 
to substantially increase the rate of building in every borough. 

My preference will always be for us to secure as many new homes as we can on 
brownfield sites – both large and small – and ensuring that delivery is accelerated 
wherever possible. But this alone will not be enough. That’s why the government has 
changed the national policy on potential development sites. This includes cities and local 
authorities exploring the potential release of parts of the green belt for development, 
particularly lower quality land.  

As Mayor, I want to ensure that any release of the green belt to help address the housing 
crisis makes the best use of land and meets strict requirements. This includes maximising 
the level of affordable housing; ensuring high-quality housing design and good transport 
connectivity; and increasing biodiversity and access to good-quality green spaces as part 
any developments. The truth is that some land designated ‘green belt’ in London is low 
quality, poorly maintained and rarely enjoyed by Londoners. If built in the right locations, 
with close access to public transport infrastructure, new developments on parts of the 
green belt could deliver tens of thousands of new affordable homes for Londoners. They 
could also help to reduce carbon emissions, improve the quality of our green spaces, and 
increase biodiversity.  

To achieve these aims of building more affordable homes, unlocking economic growth and 
increasing access to good-quality green spaces, the London Plan must become more 
streamlined and focused. This will remove duplication of national policies where these are 
equally relevant to our city. In some cases, we will need to go further than national 
guidance, recognising the unique challenges and opportunities of a global city like London. 
But in doing so, we must carefully consider the impact of policies on the costs and viability 
of new developments to ensure we don’t hamper growth.  
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It’s important to note that this is a consultation document, which looks at different options, 
trade-offs, and some potentially difficult choices. Not everything in this document can or 
will be taken forward.  

I hope you consider the options we set out carefully and encourage you to take part in the 
consultation as we work towards our next London Plan. This will help us to build a brighter, 
fairer, and more prosperous London for everyone, where no one is left behind. 
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1 Introduction 

1.1 What is the London Plan? 
The London Plan is a document prepared by the Mayor of London. It is the strategic, 
spatial plan for Greater London, setting out the strategy and requirements for homes, jobs, 
transport, and other infrastructure, as well as policies to ensure quality development. It has 
two roles relating to the planning system: 

• Policies in the London Plan are used to help shape and determine development 
proposals for all planning applications across Greater London, and any conditions or 
legal obligations that may be applied. The London Plan is part of the ‘development plan’ 
together with the local plan for the area and any neighbourhood plans. Planning 
applications must be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

• When local authorities write their own plans, they must be in ‘general conformity’ with 
the London Plan. This broadly means that the local policies can’t harm implementation 
of the London Plan. 

The London Plan must be reviewed every five years. The current plan was published in 
March 2021. We will publish a draft new plan in 2026 for consultation. 

1.2 What years will the new London Plan cover? 
The new London Plan will run from adoption in 2027 to 2050. This enables us to properly 
plan ahead, particularly given that things like major transport infrastructure take many 
years to plan and deliver. 

For housing targets, the plan will run from 2026-27 for 10 years. Many of the measures 
needed to increase housing supply need more time to put in place, so measures needed 
beyond 10 years will also be planned for. 

1.3 How many homes will it plan for? 
London's population has grown by 1.5 million over the last 20 years, reaching a record 
high of almost nine million by 2023. Though growth has slowed in recent years, London's 
population is still expected to rise by a further million over the period covered by the next 
plan. A huge increase in housing delivery is needed both to accommodate future growth 
and to address the chronic shortage of homes for existing residents. 

New rules have been put in place about how much housing different areas in England 
have to plan for. In London, we have been told by the government that housing need in 
London is 87,992 new homes per year. 

https://www.london.gov.uk/programmes-strategies/planning/london-plan/london-plan-2021
https://www.london.gov.uk/programmes-strategies/planning/london-plan/london-plan-2021
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Unlike other parts of the country, the London Plan sets housing targets for each borough 
to achieve. This is based on where those homes can be built, rather than necessarily 
where the need for those homes arises locally. This means we can better plan where new 
development happens and make it more likely we can meet London’s overall housing 
needs. For planning, London is treated as one large housing market. 

1.4 Viability and delivery 
There are a significant number of development sites across London and a large pipeline of 
new housing schemes which have received planning permission. However, there are a 
range of challenges currently affecting housing delivery in London. These include the 
increase in construction costs seen in recent years, labour shortages in the construction 
sector, the impact of higher interest rates, a shortage of national government funding, 
recent regulatory changes, market absorption rates and general economic uncertainty. 
Together, all have impacted the pace of housing delivery. In some cases, new housing 
developments which were in the process of being built have stalled, leaving partly built 
developments on vacant construction sites. 

There are indications that market conditions are improving, and London has a proven track 
record of being a very adaptable and resilient city. However, the new London Plan will be 
produced at a time when challenges will remain. 

It is vital that we have an ambitious approach to quality, and we continue to deliver key 
objectives, like meeting our climate commitments and increasing inclusion, health, and 
wellbeing. In doing so, we must carefully consider the impact of policies, individually and 
cumulatively, on the costs and viability of development. Much is expected of what can be 
delivered through the planning system. At the same time, there are also constraints in 
terms of the cost of building homes, workplaces, and infrastructure. 

The policies adopted in the plan will need to be considered in this context, as well as 
across the overall plan period. This will be informed by an assessment of the viability of 
development, and the delivery approaches that best support an increase in housing supply 
for London and the provision of sustainable development. 

The London Plan will need to identify the capacity to deliver 880,000 homes over 10 years 
and how we can achieve Good Growth. It will also need to show that the policies in it are 
viable in the context of our ambition to accelerate housing delivery. However, it is not a 
delivery plan: there are many other factors that will need to be in place alongside the plan. 
These include funding for affordable housing and transport, and the delivery of sufficient 
energy, water, education and healthcare and other infrastructure capacity needed. 

The next London Plan will not increase the overall burden of planning policy requirements 
on development under the current circumstances. Opportunities will also be taken to 
streamline requirements and speed up consideration of planning applications. Some policy 
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requirements may be phased so they start to apply at a later date or, for example, when 
economic conditions or technologies improve. 

1.5 What is this document about? 
This document sets out key new ideas that the new plan might include for you to consider 
and comment on. 

It is important to note that it does not include all of the policy matters covered by the 
current London Plan. This document focuses on a range of more significant potential 
options and changes. However, there will still be changes that will affect the rest of the 
plan, including the wording and other technical changes to make an existing policy work 
better. You are welcome to comment on any matters relevant to the next London Plan, 
whether they are covered in this document or not. 

The document sets out a range of options for consideration and discussion, but not all of 
them will be taken forward in the final plan. 

It builds on the engagement we have been doing since December 2021 which includes: 

• In-person all-day ‘deliberative events’ with groups of Londoners, independently selected 
to be representative of the city’s wider population. These explored key dilemmas facing 
London, including where new housing could be built and related aspects of transport, 
the economy and environment. 

• Stakeholder events open to all, exploring similar themes to the deliberative events. 
• Co-design events and programmes run by the London Sustainability Commission, New 

London Architecture and the London Housing Panel. 
• Engagement with young Londoner’s through the Mayor’s Design Future London 

programme. 
• Online engagement via Talk London, City Hall’s online community, the GLA 

engagement portal and a call for evidence through the GLA website. 

Read more about the engagement process. 

Many of the issues covered in this document are challenging and have been included to 
stimulate discussion about difficult choices. Some of the options come from earlier 
engagement and feedback. The options do not necessarily represent the Mayor’s views or 
preferred direction. 

The document also sets out some key issues raised since the publication of the current 
London Plan. These include significant concerns voiced by the government and 
developers about the difficulties of delivering new homes and the necessity for change to 
increase housing delivery. Equally, it explores how we can ensure the quality of 
development and the environment and make London an even better place to live, work 
and enjoy. 

http://www.london.gov.uk/towards-new-london-plan
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In some cases, it may be possible to target policies better or streamline how they are 
applied to reduce costs and speed up the planning process. Other choices will be more 
fundamental. This is particularly important where new national approaches have been put 
in place since the current plan was written. 

For some issues, such as the need to have a credible plan for 880,000 homes, we have 
indicated a proposed direction. For others, there are clear choices about the future 
approach, and we are seeking to reflect the different views, considerations and options for 
discussion and views. The Mayor is keen to hear from Londoners and stakeholders about 
what their priorities are and where the balance should lie. 

How is a new London Plan prepared? 

1.6 Legal and procedural requirements 
Before it can be adopted, the London Plan must meet a number of requirements. These 
will be tested by Planning Inspectors at an independent examination. The plan must also 
be agreed by the Secretary of State and the London Assembly. 

Legal and procedural requirements include: 

• consultation 
• supporting assessments (see below) 
• evidence 
• viability testing of the plan as a whole 
• coordination with neighbouring authorities 

During the examination, the Inspectors will check the plan is ‘sound’. That means it is: 

• Positively prepared – a strategy which seeks to meet London’s needs as a minimum. It 
also coordinates with authorities outside London and provides for their unmet needs as 
well (for housing or workplaces for example) where this is practical and achieves 
sustainable development. 

• Justified – an appropriate strategy, taking into account reasonable alternatives, and 
based on proportionate evidence. 

• Effective – deliverable over the plan period. It is also based on effective joint working to 
deal with cross-boundary matters. 

• Consistent with national policy – the plan enables delivery of sustainable development 
in accordance with national planning policies. 

1.7 Integrated Impact Assessment (IIA) 
The IIA will support the plan. There may be changes to how this is done in future due to 
changes to legislation in 2023, but these changes have not been brought in yet. It covers:  

http://www.london.gov.uk/towards-new-london-plan
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• Sustainability Appraisal – considering social, economic, and environmental impacts. 
The Sustainability Appraisal also includes the Strategic Environmental Assessment 
which is required by law, and focuses on environmental impacts. 

• Equalities Impact Assessment – assessing impacts in relation to the Public Sector 
Equality Duty. 

• Health Impact Assessment – assessing impacts on health and health inequalities. 

The IIA is a series of assessments prepared throughout the development of the plan. The 
first stage is the Scoping Report. This sets out baseline information so the impacts can be 
assessed and what objectives the plan will be measured against. 

The IIA Scoping Report will be published later this year. 

1.8 Habitats Regulations Assessment (HRA) 
This considers whether the plan is likely to have a significant effect on a protected habitats 
site (either individually or in combination with other plans or projects) as set out in national 
policy. This will be prepared and published with the draft London Plan. 
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Figure 1.1 Sites relevant to the Habitat Regulations for London 

 
Figure summary: Map including the following: Special Areas of Conservation (SACs) 
wholly or partly within London: Richmond Park, Wimbledon Common and Epping Forest. 
Special Protection Areas (SPA) and Ramsar sites wholly or partly within London: Lee 
Valley and South West London Waterbodies. SACs outside London: Burnham Beeches, 
Mole Gap to Reigate Escarpment, Wormley-Hoddesdonpark Woods, Windsor Forest and 
Great Park and Thursley, Ash, Pirbright and Chobham. SPAs outside London: Thames 
Estuary and Marshes (also Ramsar) and Thames Basin Heaths. 
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1.9 Beyond London 
National government is making many changes to the planning system and this will impact 
on the development of the London Plan. This includes changes to national policy, housing 
requirements and new national development management policies which will supersede 
London Plan policies that cover the same matters. The government will also be introducing 
strategic planning across the rest of England. These will align better with the strategic 
planning already in place in London through the Mayor of London and Greater London 
Authority (GLA). 

London also has inextricable links with the neighbouring regions, the South East and East 
of England. The government is proposing the South East region delivers 71,000 homes 
per year and the East of England deliver 45,000 homes per year. Together with the 
requirement for London of 88,000 homes per year, these three regions are expected to 
meet 55 per cent of the housing delivery for England. There may be opportunities for joint 
work to plan for growth across London’s boundary. 

Progress on the current London Plan 

1.10 Good Growth objectives 
The current London Plan is based on Good Growth – growth that is socially and 
economically inclusive and environmentally sustainable. It is informed by six Good Growth 
objectives as set out in the current London Plan: 

• Building strong and inclusive communities 
• Making the best use of land 
• Creating a healthy city 
• Delivering the homes Londoners need 
• Growing a good economy 
• Increasing efficiency and resilience 

Find out more about Good Growth objectives here. As the Mayor has highlighted, 
delivering the homes Londoners need and growing a good economy are critical priorities 
for this next London Plan. At the same time, it remains vital to build strong and inclusive 
communities, help to tackle the climate crisis and ensure a healthy and resilient city. 
Overall, these remain sound principles to underpin the next London Plan, but nevertheless 
we welcome comments and views on these key plan objectives. 

1.11 The Key Diagram 
The current London Plan has a Key Diagram, showing the spatial vision for the plan. The 
figure below shows the progress that has been made on that vision. This includes: 

• progress against indicative capacities for housing and jobs in Opportunity Areas 
• completed transport infrastructure - Elizabeth line, Thameslink, Northern line extension 

to Battersea, London Overground extension to Barking Riverside, the Silvertown 

https://www.london.gov.uk/programmes-strategies/planning/london-plan/the-london-plan-2021-online/chapter-1-good-growth
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Tunnel, High Speed rail to Mainland Europe and new stations at Battersea, Nine Elms 
and Brent Cross West 

• transport infrastructure projects that are under construction - High Speed Rail 2 

The diagram also shows transport infrastructure projects that remain unfunded or have not 
yet progressed. This includes Docklands Light Rail (DLR) extension across the Thames to 
Thamesmead and Abbey Wood, the Bakerloo line extension to New Cross, Lewisham and 
Catford, the Overground extension between Wembley and the Great West Corridor (now 
referred to as West London Orbital), London Trams, Western Access and Southern Link 
from Heathrow and Crossrail 2 linking Surrey with Hertfordshire running from the south 
west to north east of London. 

As the Mayor highlighted in the London Growth Plan, we will need to extend and upgrade 
the public transport network. Key initial priorities include the DLR extension, West London 
Orbital, metroisation of suburban rail and the Bakerloo line extension (see section 4.3 
below). The role of these and other projects will be identified alongside the development of 
the next London Plan’s spatial vision. 
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Figure 1.2 Progress on the London Plan - Key Diagram 

 

Figure summary: Key Diagram from the 2021 London Plan annotated to show the 
progress against the indicative capacities and transport infrastructure committed to in the 
current Plan. The illustration highlights the following: Opportunity Areas with more than 
80% of their 10-year indicative capacity for homes delivered include the 
Wimbledon/Colliers Wood/South Wimbledon, Victoria, Tottenham Court Road, Euston and 
Paddington Opportunity Areas. Opportunity Areas with between 60-80% of their 10-year 
indicative capacity for homes delivered include the City Fringe/Tech City, Waterloo, 
Vauxhall Nine Elms Battersea, Canada Water and Wembley Opportunity Areas. Other 
Opportunity Areas with less delivery are also shown. Transport infrastructure projects 
which have been delivered, funded, under construction and yet to be delivered are also 
highlighted. 
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2 Increasing London’s housing supply 

London has been delivering between about 30,000 and 45,000 homes a year for the last 
decade, rates of housing delivery not seen since the 1970s. This includes market and 
affordable homes, as well as specialist housing like student housing or homes for older 
people. This has however slowed recently due to several factors including rising 
construction costs, interest rates, a lack of national funding by the previous government 
and inflation, and uncertainties about how buildings should be designed, such as new fire 
safety regulations. 

The government has set out new national requirements for the number of homes to be 
delivered across England. Over the ten-year period of the next London Plan, the 
government has said the housing need in London is 880,000 new homes. They have also 
changed the approach to the green belt. London will be required to review and release 
green belt to meet housing and other development needs where those needs cannot be 
met in other ways, such as redevelopment within London’s existing built area. 

For London, this increase is very significant (over double the current rate of housebuilding) 
and requires new approaches to building homes beyond the current mechanisms. London 
has only ever built at anything approaching this rate in the 1930s when there was a major 
expansion of London’s built-up area. This was driven by the rapid extension of the 
transport network, very low interest rates and other factors very different to today. 
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Figure 2.1 Estimated number of homes built per year in London (1871 to 2023/24) 

 
Figure summary: graph showing housing development between 1871 and 2023/24, with a 
peak at 80,612 in 1934, 78,838 in 1936, 75,676 in 1935, dropping to 55,512 in 1931. The 
peak in recent years was 45,676 in 2019 and 44,366 in 2016. The previous peak before 
this was 37,436 in 1970. That peak, between 1960 and 1979, was made up of a very high 
proportion of local authority building. 
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Achieving this level of housebuilding is clearly not just about the London Plan, or even 
planning more widely. It involves a range of other significant factors. For example, 
economic conditions, the availability of workers and materials, whether people can afford 
the homes once they are built, funding for affordable housing, and the delivery of the right 
supporting infrastructure. 

Different types of housing and housebuilders are needed to accelerate and increase 
supply. There is a limited ‘effective’ demand for newly built market housing (because many 
people, while they need a home, cannot afford to buy). It therefore tends to be built and 
phased to match demand and maintain the values agreed at planning application stage. 
Building affordable housing can increase supply because there will always be people who 
need those homes. This will rely on increased public subsidy, especially as affordable 
housing providers are increasingly needing to invest in improving the condition of their 
existing homes. Diversifying housebuilders such as small and medium housebuilders, 
build to rent providers, government, councils, and other public sector landowners can also 
help increase housing supply. The GLA is working with the government and partners on 
ways to increase the build rate. 

The Mayor is clear that achieving higher rates of housebuilding also depends on funding 
for vital transport improvements to unlock additional capacity for these homes. Higher 
volumes of development, as well as its sustainability, critically depend on good public 
transport connections and a high-quality safe environment for walking and cycling. This 
principle will underpin the new London Plan because development that is not dependent 
on cars can deliver significantly more homes on the same area. It makes best use of 
precious land, while also underpinning ambitions to reach net zero. 

These issues and challenges will need to be addressed. Alongside this, we need to put a 
new London Plan in place that sets out how we can plan for 880,000 homes or ten years’ 
supply, as required by the government. Being able to build this scale of housing over the 
decade from 2027 would need planning permissions in London to reach even higher 
numbers sooner and remain at that level. This is because there is a significant time-lag in 
getting homes built. But we must get plans in place now to build towards delivery and bring 
forward as many homes as possible as early as possible. 
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Figure 2.2 Current brownfield housing delivery and new national housing need 

 
Figure summary: Graph showing the current contribution from the different housing 
sources described in paragraphs 2.3 to 2.7 below, and the cumulative amount of housing 
this would provide at 400,000 homes compared to the national housing need figure of 
880,000 homes. 
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2.1 A brownfield first approach 
The London Plan will prioritise opportunities to plan for and deliver homes within London’s 
existing urban extent first. This includes positive policies, identifying land supply and other 
measures to increase the build rate and ensure that the homes are built in the right places, 
supported by public transport. The following sources of housing all need to be optimised to 
make the biggest contribution possible towards 880,000 homes. 

Increased density will need to be part of the solution and this document sets out key 
options to consider in this section and Section 4 below. Alongside this, the London Plan 
will need to ensure the quality of places and be clear about what is needed to support 
higher density living. Much of this development potential is linked to public transport 
improvements and, in many areas, cannot be realised without funding for this. 

2.2 London’s call for sites - LAND4LDN 
London’s call for sites was launched in autumn 2024 and over 750 sites were submitted by 
developers, landowners, boroughs, and members of the public. We have also worked with 
boroughs to bring together all their information about housing land supply, and how this 
has changed since 2017 (when it was last done). 

These sites are being assessed to estimate how many homes they might deliver. The site 
information will also be used to help model how different policy levers might impact 
housing delivery. 

These include existing permissions for over 250,000 homes on large sites that have not 
been completed. It also includes sites that have been identified and allocated by London’s 
planning authorities. The Mayor is working with boroughs and the government to unlock as 
much of this as possible. 

2.3 Opportunity Areas 
Opportunity Areas (OAs) are areas with the potential to deliver a substantial amount of 
new development to provide homes and jobs. The first 28 OAs were defined in 2004 and 
there are 47 OAs in the current plan. 

About 250,000 homes have been built in London’s OAs over this 21-year period, with 
almost 100,000 of these homes being completed within the current London Plan 
monitoring period (from 2019-20). However, there are also over 200,000 homes with 
planning permission which have yet to be built (shown in Figure 2.2 above). We are now 
working to understand how many of these could be built over the next London Plan period, 
and what mechanisms and investment are needed. 

OAs are different from each other in terms of their mix of uses. Some, for example, are 
focused on economic growth and employment as well as housing. OAs have different 
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infrastructure requirements, timescales for delivery, and local context and communities 
too. They also have different stages of maturity1. 

In the current London Plan, OAs are grouped under eight broad areas, principally related 
to significant transport infrastructure investment such as the DLR extension, Bakerloo line 
extension, and High Speed 2. The Mayor is clear that many of the homes and jobs 
planned in the Opportunity Areas can only be realised if the transport infrastructure is built, 
unlocking viability, higher densities and ensuring sustainable development. The GLA is 
working with the government and boroughs to look at how these can be funded and 
bought forward. 

The new London Plan will consider streamlining and updating the status of the OAs, as 
shown in Figure 2.3 below, for example, because OAs are now mature. It could also de-
designate some OAs because circumstances have changed, and they are no longer very 
different from other town centre and London locations. This will include considering how to 
deal with areas where transport infrastructure schemes are now less certain or will only be 
delivered beyond the next decade (for example Crossrail 2, a new train line from Enfield to 
Kingston, that will be similar to the Elizabeth line). 

We will also explore whether and how the government’s New Towns Taskforce work might 
apply within London’s current urban area to certain OAs of significant scale. This includes 
asking whether this would bring any additional benefits to the approach. 

 
1 1) Mature – complete and operational; 2) Maturing – for delivery between 2019 to 2024, all phases of 
development underway; 3) Underway – for delivery between 2024 to 2039, early phases of development with 
infrastructure planned and funded; 4) Ready to grow – for delivery between 2029 to 2034, potential 
development approved and infrastructure planned; 5) Nascent – for delivery beyond 2034, development 
potential identified and options being progressed for infrastructure. 
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Figure 2.3 Potential changes to Opportunity Areas 
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Figure summary: map showing London’s Opportunity Areas with the following changes to 
current status: 1) Maturing becomes Mature: proposed for Woolwich, London 
Bridge/Bankside, King’s Cross, Tottenham Court Road, Victoria and Colindale/Burnt Oak. 
2) Underway becomes Maturing: proposed for Harrow and Wealdstone, City Fringe/Tech 
City, Olympic Legacy, Greenwich Peninsula, Elephant & Castle, Vauxhall, Nine Elms & 
Battersea, Southall, Wembley and Paddington: 3) Ready to grow becomes Underway: 
proposed for Hayes, White City, Brent Cross/Cricklewood, Canada Water, Croydon and 
London Riverside: 4) Nascent becomes Ready to grow: proposed for Lee Valley, Wood 
Green/Haringey Heartlands, Old Oak/Park Royal, Royal Docks and Beckton Riverside; 5) 
Review/remove OA designation: proposed for Wimbledon/Colliers Wood/Morden, 
Clapham Junction, Kingston, Romford, New Southgate, Bromley and Sutton. 

The current brownfield housing figure for Opportunity Areas shown in Figure 2.2 above is 
based on the delivery of key transport improvements. These need the DLR extension to 
Thamesmead and Abbey Wood to unlock an additional 25,000 to 30,000 homes and the 
Bakerloo line extension to Lewisham and onto Catford, Hayes and Beckenham Junction to 
unlock an additional 20,400 homes (and there may be scope to deliver more). Other 
mechanisms outside planning will also be needed to unlock some of these areas and bring 
forward development. 

We would welcome views on this alongside evidence from implementation of OAs. In 
particular, we’d like to hear if any other areas should be considered for new OAs and are 
there other levers that could help us realise their potential. 

2.4 Central Activities Zone 
The CAZ needs to continue to function as the UK’s economic powerhouse and at the 
forefront of London’s global city offer (as set in Section 3 below). 

Within this context, London’s Central Activities Zone (CAZ), including the Northern Isle of 
Dogs, has almost 300,000 residents. Around 4,000 new homes are delivered here 
annually, almost one in every 10 homes across London (shown on Figure 2.2 above). This 
trend is expected to continue. 

The scope to significantly increase delivery beyond this may be limited by a range of 
factors. These include challenges around affordability and the need for development 
capacity for commercial activity. In addition, we must also manage the risk of new 
residents seeking to restrict the functioning of the CAZ due to noise and disruption. 

Constraints imposed by London’s strategic views and their viewing corridors have also 
been raised by stakeholders. The Mayor is clear that valued strategic views will continue to 
play an important role in protecting London’s heritage, the ability to appreciate it and its 
contribution to London. London’s viewing corridors also converge on key assets such as St 
Paul’s Cathedral. This means that changes to one corridor do not necessarily create 
additional development capacity because the land lies under several viewing corridors. We 
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are currently reviewing the guidance set out in the London View Management Framework 
to bring it up to date. We could also consider more detailed aspects and how the policy 
works in practice to ensure its impact is proportionate. 

Within this there will continue to be a role for housing. Some areas, such as Kings Cross, 
have now redeveloped much of their supply of land. Other areas, such as the Northern Isle 
of Dogs, may become more mixed in future, bringing new opportunities such as increased 
housing. The London Plan could consider whether amendments should be made to the 
CAZ boundary to better match areas with a concentration and mix of uses which is unique 
to the CAZ. This would exclude areas that are mainly residential in character which instead 
could play a greater role in housing delivery. There may also be opportunities for re-
purposing lower grade office stock for housing in appropriate areas or for more affordable 
workspace or other uses. 

2.5 Town centres and high streets  
London’s town centres and high streets have a mix of uses including many homes and 
residents, often above commercial premises. These locations often have good access to 
public transport and provide a denser, walkable urban environment. Across London, about 
7,700 homes are delivered every year in town centres and high streets, often with shops or 
other active uses at ground floor. Of these, about 5,300 are also in Opportunity Areas. 
These past trends are reflected in Figure 2.2 above. 

The potential of our town centres and high streets to increase their contribution to housing 
is set out in this document. This is particularly in relation to increasing densities where 
there is good access to public transport (see Section 4 below). 

2.6 Industrial land  
The current London Plan allows co-location of homes and substitution of land in some 
circumstances, to enable homes to come forward alongside industrial uses and land 
swaps to release land for housing. Over the current plan period, since 2019-20, an 
estimated 4,500 homes a year were given planning permission in co-location schemes. 
However, less than 40 percent are currently under construction or built. 

Over the last 10 years, an average of 1,500 homes a year have been delivered on 
designated industrial land, as shown in Figure 2.2 above. However, over the current plan 
period about 4,500 homes a year have also replaced industrial uses on land not 
designated for industrial. 

However, around 18 per cent of London’s industrial use has been lost since 2001, and this 
rate is not sustainable. London needs sufficient industrial capacity to meet business needs 
and enable our city’s economy to function and grow. 

Nonetheless, it may still be possible to deliver homes from this source. There may, for 
example, be opportunities to provide additional, or swap, industrial capacity in London’s 
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grey belt - especially in locations that are less suitable for housing. For example, areas 
with high noise levels or better connections to the road network rather than public 
transport. This could allow some well-connected brownfield sites to be released for 
housing. A strategic, London-wide approach to London’s industrial capacity, as we set out 
later, could also allow the need for industrial capacity to be met in locations that are most 
suitable. This would free up sites that are less suitable and make a greater contribution to 
housing. 

2.7 Wider urban and suburban London  
About 14,400 homes a year are delivered across London’s neighbourhoods, outside the 
designated areas set out above. The current London Plan has a particular focus on small 
sites within 800 metres of a town centre or station, and this source of housing makes up 
most of these homes (about 12,000 homes a year). The rest are either from large sites or 
small sites that are further away from stations and town centres. This is reflected in Figure 
2.2 above. 

There have been different approaches to intensifying existing urban neighbourhoods, often 
set out by boroughs in planning guidance. Some have encouraged extensions to existing 
homes or using land between or beside existing housing to provide new homes. Other 
guidance has gone further to support the redevelopment of single homes for a significantly 
larger number of homes on the same site. 

There is also a range of under-used sites such as low-density retail parks and car parks 
which offer potential for housing / mixed uses. 

As this document sets out, we are considering various opportunities and approaches to 
bring forward more homes in the next plan. We are also assessing possible improvements 
to public transport to support these opportunities. This includes extending current lines, 
strategic bus services and providing more metro-type services on (current) National Rail 
lines (replicating the success of London Overground). 

2.8 Other sources of housing supply 
The current London Plan expects all housing supply to come from sites that are not 
designated as Metropolitan Open Land or green belt. This was based on a need for 66,000 
homes per year and a housing target of 52,000 homes per year. Current delivery rates are 
below 40,000 homes a year. Even a big increase from brownfield supply will not deliver 
88,000 homes a year wholly within London’s existing urban extent. 

New national policy means that the green belt should be reviewed. This includes altering 
green belt boundaries to meet London’s housing need in full if it cannot be met in other 
ways. 

Therefore, in line with the government’s requirements, the Mayor has commissioned a 
London-wide green belt review. He is clear that any green belt release should be based on 
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building sustainable, liveable neighbourhoods with access to public and active travel 
options, making the best use of land. It must also deliver improved access to green space 
and nature (potentially including a new generation of enhanced or new public parks for 
Londoners subject to funding) and gains in biodiversity. 

2.9 Beyond London’s existing urban area  
National planning policy and guidance introduces a new concept of ‘grey belt’. These are 
green belt areas that have either been previously developed (PDL) or don’t strongly 
contribute to any of the three green belt purposes: 

• to check the unrestricted sprawl of London 
• to stop neighbouring towns merging into one another 
• to preserve the setting and special character of historic towns. 

The strategic green belt review will include identifying ‘grey belt’ land across London. This 
will help understand the potential capacity from housing on London’s grey belt, and other 
uses, as part of strategic planning for different land uses. These include industrial capacity, 
data centres or energy and other infrastructure. 

2.10 Large-scale urban extensions in the green belt  
Given the government’s proposed approach to the green belt, the Mayor is clear on how 
any homes in London’s green belt should be delivered. They must be focused on creating 
affordable, well-planned, well-connected neighbourhoods with densities that support public 
transport and a local economy. These would also be expected to meet the new national 
‘golden rules’ for green belt development including affordable housing, infrastructure and 
new or improved accessible green spaces. 

Opportunities for large-scale development (10,000+ homes in each location) in London’s 
green belt are being considered in areas with good public transport access (or where this 
could feasibly be delivered). There is also significant potential with the government’s New 
Towns Taskforce, which we will be engaging with. However, any new homes delivered 
would need to count towards, not be additional to, meeting London’s nationally-established 
housing need of 88,000 homes per year. 

We are also starting to explore at a strategic level potential new public transport that could 
unlock further housing capacity. This includes, for example new stations, increasing rail 
frequencies, and possibly extending existing lines. It is important to note that there are no 
proposals yet and any schemes have not been tested. We must also be careful not to 
divert the investment needed for transport improvements to support brownfield 
development. 

A strategic approach will also be needed to join up consideration of green belt 
development and these large-scale settlements with the Local Nature Recovery Strategies 
(LNRS) and other programmes and opportunities. The green belt’s original purpose was to 
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prevent urban sprawl. This is still reflected in national policy today. However, our approach 
now must be allied with a clear focus on supporting nature and the environment and 
improving access to good-quality green spaces for Londoners. Large-scale urban 
extensions could enable us to deliver a programme to enhance, expand or establish 
regionally protected parks (Metropolitan Open Land) and other open spaces accessible for 
Londoners (as part of an overall infrastructure package with available funding), boost 
biodiversity outcomes and improve nature in other ways. 
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Figure 2.4 South East green belt with Greater London boundary 

 
Figure summary: Map of London’s green belt and including the Greater London Authority 
boundary showing that most of the green belt is outside the Greater London area. 
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2.11 Metropolitan Open Land 
London relies heavily on its designated open spaces to create a liveable city. Metropolitan 
Open Land (MOL) is the strategic level of open space, designated with specific criteria in 
mind. Unlike green belt purposes, MOL criteria does involve environmental considerations. 

The Mayor will continue to give protection to MOL given its vital role for Londoners and 
providing a liveable city as London grows. However, some areas of MOL, such as certain 
golf courses are not accessible to the wider public and have limited biodiversity value. This 
undermines the purpose of the designation. These areas could be assessed to understand 
whether they should be released from MOL. They may be able to help to meet London’s 
housing and accessible open space provision (for example opening up strategic new open 
spaces accessible to Londoners alongside new homes). At the same time, they could 
improve biodiversity through landscape-led redevelopment. Clearly there are key issues to 
explore. For example, could golf courses with Sites of Importance for Nature Conservation 
(SINC) designations be released (with compensatory biodiversity uplift), and if so, in what 
circumstances. 

2.12 Affordable housing 
The Mayor is determined to make housing more affordable to Londoners on low and 
middle incomes. Not having enough good quality affordable homes is impacting Londoners 
and the capital overall in many ways: 

• Over 183,000 Londoners are estimated to be homeless and living in temporary 
accommodation. Collectively, this is recently costing boroughs about £100m a month. 

• Poor housing impacts physical and mental health, with unaffordable (and unstable / low 
quality) housing linked to increased stress, anxiety, and depression. Poor housing in 
London costs the NHS an estimated £100m a year due to falls, excess cold and/or heat 
and a range of other hazards. 

• Housing affordability is having an impact on the productivity and growth of the capital. It 
is estimated that if housing affordability was improved by one per cent, this would create 
an additional £7.3bn GVA over 10 years. 

The current London Plan has played a key role in significantly driving up the proportion 
and number of affordable homes in recent years. The next London Plan will need to 
continue to do this.  

Council homebuilding has been boosted to the highest level since the 1970s. The 
ambitious target of starting work on 116,000 new genuinely affordable homes was 
exceeded in 2023. 

However, in recent years, affordable housing delivery has been strained by a challenging 
delivery environment. This includes: 

• a lack of national funding by the previous government 
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• high interest rates and the increased cost of building homes  
• regulatory uncertainty, such as fire safety requirements 
• challenges around the quality, building safety and sustainability of existing homes, and 

insufficient social rent settlements. This limits the ability of social landlords to invest in 
new affordable homes. 

2.13 Planning for affordable housing 
A further step change is required to build the affordable and good quality homes London 
needs. The focus must be on delivering affordable housing, not simply building more 
market homes. Put simply, even if the rate of market housebuilding significantly increases, 
house prices will remain unaffordable to most people who need a home. 

Affordable housing delivery also plays an essential role in supporting the overall supply 
and build-out-rate of housing in London. This is because it doesn’t rely on buyers and 
therefore has an almost unlimited number of potential occupiers. As such, it will be crucial 
to meeting the ambition of building 88,000 homes a year.  

All sources of affordable housing supply will be needed. This includes affordable homes 
secured through the planning system and those funded through affordable housing grant, 
by councils or by housing associations, as well as new delivery models.  

The Mayor is clear that the London Plan must continue to drive delivery of affordable 
housing. It is important to note that policies need to work effectively and consistently over 
time to enable them to be embedded in land values. Within this, the Mayor recognises the 
current challenging economic and delivery context and scale of the challenge. This will 
need careful balancing of ambition and practical implementation. 

The Mayor’s threshold approach to affordable housing, has helped to embed affordable 
housing requirements into land values and speed up the planning process. It incentivises 
developers to provide higher levels of affordable housing by offering a faster and simpler 
route to approval. To avoid submitting viability information, schemes need to provide 35 
per cent affordable housing. This threshold level is higher for public land and industrial 
land, at 50 per cent. These thresholds also apply to Build to Rent, purpose-built student 
accommodation and housing for older people. 

We will review threshold requirements when developing the next London Plan to make 
sure that they still provide the right incentives to support affordable housing needs and 
delivery. This includes identifying whether some types of development are very 
challenging to deliver. It will also identify where sites might not be optimised due to the 
requirement to include affordable housing at 10 units. This can have a disproportionate 
cost in terms of value and delay to the planning application process.  

We welcome evidence and experience of implementation to help inform this review. 
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It is also noted that where different thresholds are set at a local level, this undermines the 
benefit and incentive of the threshold approach. In practice, this tends to result in 
delivering less affordable housing. The London Plan could be clearer about the need to 
consistently apply this incentive across all boroughs to avoid this. 

We need to ensure that any green belt development or land released from the green belt 
delivers significant levels of affordable housing. This must be embedded in land values. 
National policy requires higher affordable housing requirements to be set for any 
development in these circumstances. This is some 15 percentage points higher than the 
highest existing local requirement, up to a maximum of 50 per cent. The London Plan 
could set this requirement at 50 per cent and could require different proportions of 
affordable housing types in different areas. 

Different types of affordable housing meet different needs, and it is important to get the 
balance right between low-cost rent and intermediate homes. Low-cost rent are homes 
available to people on low incomes to rent, usually social housing. Intermediate homes 
may be to rent or buy and are for people on moderate incomes who cannot afford market 
homes. Intermediate homes include intermediate rent (provided at a discount to market 
rent) and Shared Ownership housing, a part-buy part-rent product.  

The greatest affordable housing need is for social rent homes. A future approach could put 
more emphasis on this housing tenure in line with national policy. This includes setting 
specific targets for social rent and increasing the proportion of social rented homes 
secured through the planning system. 

We welcome evidence and experience of implementation to help inform this approach. 

The role of intermediate affordable housing tenures will also be crucial for middle income 
earners including key workers. The London Plan could build on work already done by the 
Mayor and introduce Key Worker Living Rent (based on key workers’ incomes) as a new 
tenure. This would provide more housing options for middle income households and 
London’s essential workers. 

2.14 Estate regeneration 
The regeneration of London’s social housing estates can play a valuable role in ensuring 
existing homes are well-maintained and safe. It can increase the number of new and 
affordable homes and improve both the quality of housing and the environment homes are 
located in. 

The current London Plan requires full replacement of affordable housing floorspace. As 
such, the loss of existing social rent homes through estate regeneration schemes has 
reduced in recent years. However, the current plan only requires social rented homes to 
be re-provided as social rent if the occupiers have a right to return. If there isn’t a right of 
return, the floorspace can be re-provided as either social rent or London Affordable Rent. 
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The next London Plan could require full replacement of social rent homes. This would 
ensure it is based on floorspace, not just where there is a right to return.  

We welcome evidence and experience of implementation to help inform this approach. 

2.15 Build to rent 
To increase the supply of new homes, more diversity is needed in the market. Build to rent 
is housing purpose-built as a rental product. It is owned and managed for that purpose. 
This is a way to deliver housing that is not connected to the sales market.  

As such, it may help to increase delivery. This is particularly where demand for buying 
market homes (and therefore the rate at which that housing is brought forward) is 
constrained by affordability. Build to Rent mainly provides housing that addresses 
intermediate housing need. 

When large housing schemes are built, a much greater number of those homes are sold to 
Build to Rent providers than individual buyers or small-scale landlords. 

 



 
 TOWARDS A NEW LONDON PLAN 
 

 

33 

Figure 2.5 Method of sale for new market homes on large developments 

 
Note: Large developments are defined here as 12 or more homes. Build to rent refers to 
new homes built specifically to be rented and new homes built for sale but sold to large-
scale landlords. 

Figure summary: Clustered line chart showing Build to rent providers purchases fluctuating 
but making up a relatively significant proportion of total sales. It shows a significant drop in 
sales through Help to Buy when the scheme ended (Q3 2022) and corresponding drop in 
overall sales. It also shows homeowners without Help to Buy and small scale landlords 
make up a smaller proportion of sales, but making up a more significant proportion since 
Q1 2024. 
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The current London Plan specifies Build to Rent schemes as being at least 50 units. 
However, this limit does not necessarily need to apply. If Build to Rent is to become more 
important in meeting housing needs, this definition could be expanded to support more 
diverse types of development.  

We welcome evidence and experience of implementation to help inform this approach and 
if there are other ways to support an expanded role for Build to Rent. 

Alongside affordable housing thresholds, there may be additional models to provide 
genuinely affordable housing as part of Build to Rent developments to explore. These 
would help meet housing need and align to the delivery and management model.  

We welcome evidence and experience of implementation to help inform this approach. 

2.16 Other housing options 
Ensuring everyone has a place to call home is also about recognising and planning for 
London’s varied housing needs. Creating truly mixed and inclusive neighbourhoods 
enables everyone to meet their potential. It also supports vital economic sectors and 
reduces pressure on the health service and wider private rental sector.  

Increasing choice and better meeting people’s specific needs can also help with overall 
housing delivery, reducing dependency on major housebuilders. 

Delivery of many types of more specialised housing has not kept pace with changes in 
London’s population. These include a large increase in students, a greater proportion of 
older people, and more people with a disability. New provision has not offset losses of 
existing stock which may fall short of the standards we expect today. Sometimes this need 
is hidden as people remain in housing which is not best suited to their needs. In some 
cases, this housing could better meet other people’s needs.  
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Figure 2.6 Population of students and older people in London (1,000s) 

 
Figure summary: Line chart showing the population of older people, 70 years or older, 
increased from 977,000 in 2015 to 1,090,000 in 2023 and the population of students 
increased from 400,000 in 2019 to 544,000 in 2023, showing a steeper increase from 
2020. 
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Sometimes, market conditions and other factors can mean that some types of housing 
(such as co-living) dominate new supply, at least in some areas. Sometimes, housing is 
aimed at a very particular part of the population (for example, students). When general 
housing needs are acute, this can raise questions about whether the balance is right or if 
planning needs to adjust it. 

2.17 Specialist and supported housing and housing London’s older population 
More flexible housing stock suitable for a wider range of people’s needs and changing 
household circumstances continues to be an ambition. But we know that there are limits to 
that flexibility, and sometimes more specialist and/or supported provision is needed. In 
turn, this provision and choice can significantly improve people’s health and wellbeing, and 
in some cases free-up much needed family-sized housing.  

One challenge is how to know how much of each type of housing is required to best meet 
the needs of the overall population. The Mayor has heard different views about how best 
to achieve this. On one hand, defining this at a local level through borough local plans 
ensures decision-making is informed by local or very specific needs. Alternatively, the 
London Plan could introduce a more strategic approach to meeting these housing needs to 
ensure the right housing mix overall across London is delivered. This may be particularly 
relevant when competition for suitable sites and funding is intense and there may not be a 
level playing field with general needs housing. 

We welcome evidence and experience of implementation to help inform this approach. 

Traditionally, planning has made a distinction between someone’s home, and more 
institutional ways of living and providing care. But in many cases a ‘care home’ may, as 
the name implies, also be someone’s permanent home, and is distinct from hospital care. 
It has been suggested that these distinctions, and budget concerns, are getting in the way 
of best providing for people’s needs. This particularly affects continuity of care and social 
networks. Different ways of planning for these needs raise important questions about how 
the care is funded. How do we ensure that provision is available (for example affordable) 
to all, and how will it be delivered.  

We welcome evidence and views about what might be the right approach. 

The Mayor is committed to providing housing support for those who need it the most. This 
includes people who are or have experienced rough sleeping, victims of domestic abuse 
and those with mental health needs for example.  

We welcome evidence and views about what might be the right approach in the London 
Plan to help meet these housing needs. 
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2.18 Purpose-built student accommodation and other forms of shared housing 
Planning for the right amount of purpose-built student housing, allowing for the fact that 
some students will always live in conventional housing, can be difficult. Other types of 
shared housing, whether on a large scale (‘co-living’) or smaller scale (hostels and Houses 
of Multiple Occupation) can also need similar balancing.  

Too much, and these types of development have the potential to crowd-out general needs 
and family housing. If unmanaged, they can alter the character of an area given their 
intense occupation. Equally their loss or lack of provision may reduce choice for some 
people. Purpose-built student housing can provide a well-managed alternative to private 
renting in a flat share, and can free up those homes for others. It is also critical to support 
London’s universities and other tertiary institutions and the knowledge sector’s key 
contribution to London’s economy. However, in some places this makes up most planning 
applications and development capacity with few other forms of housing coming forward.  

HMOs are a relatively affordable form of private rent for some people, although their 
quality can be a concern. Large-scale co-living developments and student accommodation 
may contribute important accessible options and wellbeing support which are lacking in the 
traditional private rental sector.  

Given the challenges in balancing these requirements and concerns raised, the London 
Plan could set this balance and expected quality at a London-wide level (for example, 
through borough targets or a requirement for site allocations), helping to address the 
combined impact from many smaller decisions. Or it could be left for Local Plans alone, 
given this is not an issue felt everywhere. There could also be some aspects left to 
licensing policy as a more effective way to ensure quality.  

We are seeking views as to where the right balance lies. 

For specialist student housing, the current London Plan aims to link developments to 
universities and their student recruitment plans. However, when these are used for market 
provision (instead of just the affordable rooms), they may create a barrier to delivery. This 
is because of the commercial risks involved. Therefore, these ‘nominations’ arrangements 
may be best suited to just the affordable student accommodation.  

We welcome evidence and experience of implementation to inform our approach. 

More broadly, the London Plan could help balance provision for different needs by 
ensuring that these housing types contribute to wider affordable housing provision. This 
would need to address questions about how much should be affordable general housing 
and how much affordable student or shared housing. It would also be important to set 
affordable ‘asks’ carefully to avoid unintentionally favouring delivery of some types of 
housing over others.  
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We welcome evidence and experience of implementation to help inform this approach. 

2.19 Gypsies, Travellers and Travelling Showpeople 
While the London Plan requires boroughs to plan to meet need, the number of new pitches 
being provided remains small. This means it falls far short of what is needed. 

Compared with Londoners on average, Gypsies and Travellers are more likely to live in 
overcrowded accommodation. They also experience worse outcomes in terms of health, 
employment, and education.  

Between 2008 and 2022 there was an estimated loss of around 60 Travelling Showpeople 
plots. Over this period, the number of boroughs containing Travelling Showpeople yards 
more than halved, from 14 in 2008 to five in 2022.  

London has no transit pitches. This means that currently Gypsies and Travellers and 
Travelling Showpeople lack legal, safe stopping places, except in places which have 
adopted negotiated stopping arrangements.  

There have been changes in 2024 to a more inclusive definition of Gypsies and Travellers. 
This now provides a good basis for establishing targets for pitches. 

The current plan includes need figures for permanent pitches but does not include targets 
for permanent pitches and plots as this is left to the boroughs. The new London Plan could 
set these targets so that there is better provision to meet needs, including where there is 
competition from other land uses, including other types of housing.  

We are seeking views about where the right balance lies. 

The plan could also require boroughs to consider granting permanent permission for 
suitable sites which currently have temporary planning permission. This would help to 
contribute towards meeting identified need.  

Transit provision can take the form of negotiated stopping or transit sites or a combination 
of both. The plan could include a London-wide target for transit pitches and provision for 
negotiated stopping arrangements. This could include consideration of the use of 
meanwhile sites. 

We welcome evidence and experience of implementation to help inform this approach. 
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3 Growing London’s economy 

London’s economy was worth almost £500bn in 2022, accounting for around 25 per cent 
of UK economic output. It has strengths in many different sectors including finance, 
professional services, sciences, innovation, tech, health, education, social care, hospitality, 
creative and green industries.  

The government published its national Industrial Strategy which prioritises key growth-
driving sectors for ambitious and targeted interventions to unlock growth. Many of these 
are important for London. The Mayor and London boroughs have published a London 
Growth Plan. It has a mission to grow the economy and increase productivity, improve the 
lives of all Londoners and drive green growth. It aims to support prosperity in London and 
across the UK. This highlights London’s key growth sectors: 

• Financial, professional, and business services 
• Creative industries 
• Experience economy 
• International education 
• Life sciences 
• Climate and Nature 

Planning has a role to play to support the development of these growth sectors. This is 
alongside supporting housing delivery, identified in the London Growth Plan as a key 
constraint and priority. It includes unlocking infrastructure development and providing a 
range of premises across London. For example, offices, lab space, industrial and creative 
industries workspace, leisure outlets and shops. It also includes ensuring that land is 
available for critical infrastructure (such as energy) and other needs. 

Like all economies across the globe, London’s economy was impacted by the pandemic. 
But it recovered strongly, returning to pre-pandemic annual output levels by 2024. There 
were 6.4 million workforce jobs in London at the last count and latest forecasts suggest 
employment could grow by around 800,000 jobs by 2050.  

Economic activity in London takes place in a range of locations such as: 

• the Central Activities Zone (including the Northern Isle of Dogs) 
• specialist clusters of economic activity 
• town centres and high streets 
• industrial land. 
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The Central Activities Zone (CAZ) remains uniquely important to London and the country 
overall. However, London’s economy should also be supported by economic growth 
across its Opportunity Areas, town centres and industrial locations. This enables jobs, 
services, and business opportunities near to people’s homes.  

In 2020, the government introduced a new planning use called Class E, which covers a 
range of commercial, business and service uses. These include shops, cafes and 
restaurants, indoor sport, health centres, nurseries, offices, research facilities and light 
industrial. Class E uses can change to any other use within this class without planning 
permission. This means business premises can adapt to changing circumstances and this 
flexibility can reduce the likelihood of commercial premises being left vacant. In some 
circumstances, these Use Class E uses can also be converted to housing without needing 
planning permission.  

Although these changes were introduced before the current London Plan was finalised, it 
was too late to change it. This means that many of the policies in the current plan are 
based on the old use classes which were less flexible. A new policy approach is therefore 
needed, reflecting these national changes. 

It is also noted that over one million square metres of building stock (equivalent to about 
nine Shards) do not meet upcoming energy requirements. These require about £350m of 
investment to upgrade them and about half of this space is at risk of becoming obsolete. It 
is vital to ensure this stock continues to contribute to London’s development capacity, 
either through upgrades or repurposing for other uses. 

3.1 The Central Activities Zone 
The Central Activities Zone (CAZ) is a defined area of central London which contains a 
unique concentration and mix of business, cultural, shopping and entertainment uses. It 
includes places like the West End, Oxford Street, the City of London, South Bank and 
Knightsbridge. Around a third of London’s jobs are within the CAZ. Together with the 
Northern Isle of Dogs, it generates more than 11 per cent of the UK’s economic output. 
These areas are also home to almost 300,000 residents.  

It is important that the CAZ can continue to function and evolve and to recover from the 
pandemic. To improve its resilience, we need to safeguard and enhance the unique 
concentrations of employment, business, culture, and night-time uses in the CAZ. We 
must also ensure there is enough floorspace provided across the area to meet future 
demand for these uses. There are still many debates about the future of office working. 
However, there is high demand for high quality, well-connected commercial floorspace 
(primarily office) which is driving investment, renewal, and demand. It offers an 
unparalleled labour and visitor catchment area, underpinned by the very high public 
transport connectivity and capacity. Together, these are uniquely important for driving 
productivity and supporting world city functions. 
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The London Plan could identify key areas with high demand and concentrations of 
economic activity and further prioritise commercial development and CAZ functions there. 
One example is the new Mayoral Development Corporation to deliver a reinvigorated hub 
for leisure, culture, and retail in Oxford Street. There are also other locations such as the 
areas around key stations like Euston. It could include strengthening ‘agent of change’ 
protections for cultural and night-time economic uses to ensure their operation is not 
impacted by new residential development.  

As set out in Section 2 above, we could also consider whether amendments should be 
made to the CAZ boundary. This could help to better reflect areas with the concentration 
and mix of uses that are unique to the CAZ. It would exclude areas that are predominantly 
residential in character.  

Additionally, we could consider if centrally located affordable workspace should refocus on 
the types of uses critical to CAZ and the area’s success, including culture and hospitality. 
Affordable workspace is discussed in more detail below.  

We welcome evidence and views about how we might best balance key objectives for CAZ 
and support its unique role and benefits to the economy. 

3.2 Specialist clusters of economic activity 
London contains various areas and clusters of economic activity. These include scientific, 
innovation and technology clusters such as the Knowledge Quarter, MedCity, Tech City 
and the Cancer hub. London has long been home to financial services clusters in the City, 
Canary Wharf and Central London (Westminster). There are creative and cultural clusters 
too, identified by the 12 Creative Enterprise Zones and the Thames Estuary Production 
Corridor. There are also night-time economy clusters such as the West End, Shoreditch, 
and Camden Town. Many of these activities were highlighted in the recently consulted 
national industrial strategy. 

Many clusters are found in the Central Activities Zone. Others are covered by Opportunity 
Area, town centre or industrial designations, reflecting their role as key locations for 
economic activity. However, there are also clusters that don’t match well with existing 
designations. For example, the life sciences clusters emerging at White City and 
Whitechapel, or the East London Fashion District in and around Stratford. 

The next plan could identify all clusters of economic activity beyond CAZ, recognising that 
some are not well-suited to a town centre or industrial designation. The approach could 
provide a new, flexible recognition of the range of locations that support London’s 
economy. Care would need to be taken to ensure that the approach did not deter 
investment from other sectors or result in stagnation.  

This approach could also provide support for the development and evolution of new 
economic clusters in accessible locations. These new clusters could provide more jobs in 
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varied locations in London. However, they may need investment, for example in transport 
and infrastructure, to enable them to fully develop.  

We are seeking views about the value of these approaches, including any impact on other 
uses. We further welcome evidence and experience of implementation to help inform the 
approach. 

3.3 Town centres and high streets 
London has a network of over 240 town centres and more than 600 high streets, each 
performing different roles and functions. Over time, they have faced many challenges, but 
they have adapted, proved to be resilient and are valued by Londoners. Ninety per cent of 
Londoners live within a ten-minute walk of a town centre or high street.  

In the next plan we want to continue to help ensure that high streets remain a central 
feature of London’s economic and civic life. This must support town centre locations to 
adapt to include a much wider range of businesses, jobs, and commercial activity. For 
example, light industrial, life sciences and laboratories, data centres, leisure, circular 
economy activity and last mile logistics. As highlighted in Section 2 above, housing will 
also play an important role in town centres. This is because it brings more footfall and 
demand for local shops and other local businesses and improves viability of services such 
as bus routes.  

Responding to these challenges and changes to introduce Use Class E, the London Plan 
could take a very flexible approach to the range of businesses in town centres and high 
streets. This would explicitly enable any commercial and other appropriate development 
(such as places of worship, health and educational uses, nursing homes) in any strategic 
town centre (International to District town centres). It would be a significant change from 
the current plan. This sets out differences in the type and scale of development expected 
in different town centres and establishes a hierarchy that can be a barrier to development 
and investment. For example, it would remove the inference that office headquarters 
should only be in International town centres or that District town centres should not have 
offices in well-connected locations. 

We welcome evidence and experience of implementation to help inform this approach. 

If this approach was taken, some requirements and restrictions could still be put in place. 
These could include conditions on planning permission or planning legal agreements. 
Another example is where there are different use classes such as betting shops, pay day 
loan shops or hot food takeaways. Restrictions could also be put in place where new 
premises are re-provided in a development specifically to replace lost facilities, such as 
artists’ studios or maker space or social or community infrastructure. There may also be 
some town centre classifications that might be considered differently in future, such as 
those in CAZ. 
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The plan could also require the ground floor of buildings in key locations to be designed in 
a way that allowed more flexibility between uses such as shops, healthcare facilities or 
light industrial uses. It could also require active frontages in some town centre locations or 
designate some town centres areas as suitable for late night uses. 

We are seeking views as to where the right balance lies and evidence and views about 
what the right approach might be. 

The London Plan could also require boroughs to set out clear plans for key town centres to 
accommodate growth. This could include economic growth, transport networks and public 
realm, greening and resilience (from environmental risks such as flooding and heat risk), 
and areas suitable for 24-hour activity, light industrial, other business uses that don’t need 
high footfall, and for housing. 

We welcome evidence and experience of implementation to help inform this approach. 

The previous government made significant expansions to rights to convert business 
premises into homes without planning permission (using permitted development rights). 
The London Plan could be clearer about the circumstances when town centre boundaries 
are redefined to release poorly performing areas, and how housing can come forward in 
released areas and in designated town centres. This might incentivise more housing to 
come forward by planning permission, which is better quality and includes affordable 
housing. It might also prompt boroughs to apply to restrict permitted development rights if 
this is alongside a clear and positive route for housing delivery in town centres through 
planning permissions. 

We are seeking views about where the right balance lies. 

There are currently several high streets that are not designated, and the plan could require 
boroughs to review these areas. They could then either designate them as part of the town 
centre network or release them for other uses such as light industrial, social and 
community uses and new homes. 

At the same time, there are parts of London, particularly in outer areas, that are poorly 
served by local shops and services. Some locations are also dominated by out-of-town 
retail parks which provide shopping but not a functional town centre. This increases car 
dependency and has a particular impact on older and disabled Londoners, expectant 
mothers, and families with children. For these groups, it can create barriers in accessing 
local shopping and services. 

We will review town centre designations and welcome views about changes to existing 
town centre classifications or improvements in access to existing high streets. We also 
welcome views about where new town centres or local parades should be supported or 
required in areas that are currently deficient or where significant growth is planned. 
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We could also consider approaches to help reactivate high street properties if they are 
vacant for an extended time, including for meanwhile uses. This could provide more 
opportunities for affordable business and community space. It could also help high streets 
across the capital to remain vibrant, attractive, inclusive, and safe hubs for residents, 
workers, and visitors. Powers outside planning may also be relevant. Examples include 
new powers for high street rental auctions that give businesses and community groups a 
‘right to rent’ long-neglected town-centre commercial properties.  

We welcome evidence and views about what approaches might be used in the London 
Plan. 

3.4 Industrial land 
The capital cannot function without sufficient land to service residents, businesses, and 
visitors. However, London has lost 18 per cent of its industrial land between 2001 and 
2020. Two thirds of the remaining industrial capacity is on designated industrial land, 
where less than 10 per cent is not in industrial use. 

The current plan is based on the old national Use Class Order, which controlled buildings 
in use for light industrial, general industrial and logistics and warehousing. It is not possible 
now to stop light industrial changing into offices, shops, cafes and various other business 
uses. Obviously, this can erode the effectiveness of designated industrial areas. In some 
areas this could help support businesses operating in the area. However, any approach 
would need to ensure it does not erode the effectiveness of heavier industrial operations in 
designated industrial areas. 

The London Plan could set out at a strategic level what industrial land needs to be 
protected for each borough and include targets for industrial capacity. This approach could 
prioritise areas strategically from across London that best meet industrial needs, rather 
than the current borough-by-borough approach. An example is warehousing and logistics 
businesses being located near key freight infrastructure such as roads and wharves. 

The character of industrial areas varies across London. The next plan could change 
industrial land designations, by, for example, releasing out-of-town retail parks that are 
designated as industrial land and other sites that perform poorly for industrial purposes. 
This is especially where they are near public transport and are not located on the strategic 
road network. The plan could also promote heavier industrial, logistics and warehousing 
and infrastructure uses in designated industrial areas. Likewise, it could seek to locate 
more light industrial uses in town centres and high streets. It could also recognise those 
industrial locations that are particularly well suited to support specialist clusters of 
economic activity such as logistics or green innovation. 

As compensation for any release and to help address industrial land supply shortages 
generally, new industrial designations in low-quality parts of the green belt (particularly the 



 
 TOWARDS A NEW LONDON PLAN 
 

 

45 

grey belt) could also be considered. This would be in addition to development on 
brownfield land including, for example, industrial intensification. 

We welcome evidence and experience of implementation to help inform these options and 
views about what might be the right approach. We also welcome evidence, experience of 
implementation and views about co-location. We have heard that it can be challenging to 
deliver and note that it is usually restricted to light industrial uses alongside non-industrial 
space. 

3.5 London’s night-time economy 
London has a thriving 24-hour economy and a quarter of London’s workforce (1.3 million 
people) regularly work between 6pm and 6am. When we consider this activity, we tend to 
think of the cultural night-time economy (nightlife). Yet many other sectors such as 
healthcare and logistics and deliveries also operate at night. 

The capital has over five times as many 24-hour licensed premises than any other city in 
the UK. On a typical night there are over two million visitors out and about in the capital 
between 9pm and midnight. However, London’s night-time uses can be vulnerable to 
threat from housing development and residents moving into areas if this is not successfully 
managed. Clusters of night-time activity could be identified in the CAZ and town centres 
with an assumption that these areas are suitable for late night uses. This would provide 
more certainty for those business sectors. It would also help coordinate and manage the 
local impacts on the environment, transport, and perceptions of safety. This applies 
particularly for women, older Londoners and the LGBTQIA+ community. Other issues 
include licensing, community safety partnerships and night-time strategies, which all fall 
outside planning. 

The London Plan could also support the provision of facilities for night workers in relevant 
areas. This might include amenities such as late-night shops, cafes, toilets, places of 
shelter and safe routes to public transport connections for example. 

We welcome evidence and views on what might be work best in the next London Plan. 

3.6 Culture and creative industries 
Culture and the creative industries contribute around £50bn to London's economy every 
year and account for one in five jobs in the capital. Access to culture contributes to our 
health and wellbeing and so it is important to make space for it in all parts of the capital. It 
includes a range of uses and activities such as music and performance venues, visual 
arts, fashion, film, design, crafts and making, cinemas and museums. Many Londoners 
and visitors also experience culture through London’s public spaces and diverse 
communities. 

However, London’s cultural venues and creative spaces face a range of threats. These 
include the loss of premises to alternative uses such as housing development, and 
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affordability concerns both in terms of commercial rents and housing costs for workers. 
Cultural uses need both audience-facing spaces such as art galleries and theatres, and 
production spaces, where culture is rehearsed, fabricated, and made. 

The current London Plan includes the ‘agent of change’ principle (which puts the 
responsibility for managing the impact of nuisances such as noise from existing uses on 
any new development proposed close by). This has now been applied nationally. 
Consideration could be given whether this national approach would be sufficient to 
address the needs of cultural and night-time uses in a dense built-up area like London. 
The London Plan could alternatively retain a specific London approach if this is still 
required. Further consideration is needed about what this approach should be. This may 
impact on the design and location of noise-sensitive uses such as housing near existing 
night-time activities. 

We are seeking views about where the right balance lies and welcome evidence and 
experience of implementation to help inform this approach. 

Creative Enterprise Zones are a Mayoral initiative designed to support affordable 
workspace for creative businesses and help local people develop skills and access 
employment. There are currently 12 of them across London, and they are referred to in the 
current London Plan. The locations of these zones could help identify the specialist 
clusters of economic activity highlighted in 3.2 above. 

We are seeking views about where the right balance lies and welcome evidence and 
experience of implementation to help inform this approach. 

3.7 Visitor economy  
London continues to attract visitors from across the globe and from other parts of the UK. 
In 2023, there were 20.3 million international visits to London spending £16.7bn and 15.1 
million domestic visits spending £4.8bn. A range of purpose-built visitor accommodation is 
key to support this. 

There are concerns about the growth in short-term let accommodation in London (people 
renting out their home for up to 90 nights a year). This impacts on housing supply and the 
local area, and does not currently require planning permission. The London Plan policy 
approach on short-term lettings would need to reflect changes to national policy and 
legislation. 

The planning system treats purpose-built visitor accommodation like hotels and bed and 
breakfast differently and these do need planning permission. 

The current London Plan only supports purpose-built visitor accommodation in very limited 
circumstances. The next plan could extend this support much more widely across the 
Central Activities Zone, in town centres and high streets and more broadly in other 
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locations with good public transport accessibility. This could help to spread the benefits of 
tourism across London and revitalise commercial areas. 

We welcome evidence and views about what might be the right approach. 

3.8 Digital infrastructure 
Mobile connectivity is crucial to London’s society and economy, and demand is expected 
to grow significantly. 

New national building regulations have been introduced since the current London Plan that 
duplicate many of the requirements in the current London Plan. For example, gigabit-ready 
broadband in all new homes and commercial properties. The next London Plan will 
remove duplication with these building regulations. 

The London Plan could explore mechanisms to ensure that digital infrastructure aligns with 
capacity needs, promoting connectivity as the city expands. For example, integrating 
digital connectivity infrastructure with broader utility planning could help develop more 
interconnected and effective solutions. 

We welcome evidence and views about what might be the right approach. 

Data centres play a vital role in London’s economy, but they can also bring significant 
challenges. This includes their impact on electricity network capacity and highways 
disruption where they require long connections to other parts of the city. The GLA is 
working with the government, utility providers and boroughs to ensure enough electricity 
capacity is available in future for all London’s needs. This includes electricity needed for 
decarbonisation. We also must ensure we can avoid the current risks of data centres 
crowding out housing delivery or other industrial uses. In the meantime, a more strategic 
approach to major energy users such as data centres could have benefits, with better 
coordination of locations promoted for them. Consideration could also be given to whether 
the London Plan can add to minimising the street works disruption. In addition, other 
considerations include the use of waste heat and water use (noting that planning has 
limited powers in some of these aspects). 

We welcome evidence and experience of implementation to help inform this approach. 

Inclusive growth 

3.9 Access to employment  
London is the engine of the UK economy, but the benefits of economic success are not 
shared evenly across the capital. This means that some Londoners find it harder to gain 
genuine access to work than others. For those in work, finding good quality jobs that use 
their skills fully can also be an issue. The difference in the proportions of people in 
employment between female and male Londoners is eight percentage points. The 
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difference between Londoners with and without disabilities is 21 percentage points. Finally, 
the difference between White and Black, Asian and minority ethnic groups combined is 11 
percentage points. 

We must recognise the acute workforce shortages across the construction and built 
environment industries. This will be a barrier to delivery as we work towards the 
challenging targets for meeting housing and other development needs. 

New developments provide employment opportunities for Londoners during construction 
and once completed. Planning can play a role in supporting inclusive growth by opening-
up employment opportunities in larger scale developments to Londoners. This includes 
those who are unemployed or from under-represented groups. Planning obligations are 
used to support this, but as with any planning obligations, a balance would need to be 
struck with other priorities, including affordable housing and transport, which take priority. 

Consideration could be given to the practical implementation of this approach, for 
example, a London-wide brokering arrangement. This would allow the necessary 
experience for qualifications to be shared across multiple development sites. 

We are seeking views about where the right balance lies. 

3.10 Affordable workspace 
The cost of business space in London is substantially higher compared to areas outside 
the capital. Affordability can be a particular issue for smaller and start-up businesses and 
for social, creative, and cultural enterprises. 

Between March 2021 and October 2023 over 50,000 square metres of affordable 
workspace was approved by local authorities in applications referred to the Mayor. 

Currently affordable workspace requirements only apply to office and industrial uses. The 
London Plan could include a different range of uses, including commercial, business and 
service uses (Class E) and a wider range of cultural and community uses. This could risk 
diluting the provision of affordable workspace in traditional office and light industrial uses. 
However, many sectors such as hospitality, culture and food and drink are facing 
challenges and could benefit from these spaces. This could help provide valued cultural 
and community space and reduce existing local businesses from being displaced. 
Additionally, it would support the vitality of new developments and CAZ and town centres 
more broadly. 

We could review whether general industrial and warehousing uses should still be included 
in affordable workspace policy. This can be challenging to deliver as part of industrial 
intensification and can constrain the large and often specialised layouts needed for some 
industrial uses. Affordable workspace policy could still apply to light industrial uses 
including creative workspace. 
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Currently, affordable workspace is encouraged on the same site as the development to 
which it relates wherever possible. This may not always be possible, and a more 
coordinated approach such as consolidating the provision across a town centre could be 
more effective. The new plan could also support other approaches to delivery such as off-
site provision and financial contributions. 

Different boroughs currently take very different approaches to affordable workspace. The 
London Plan could require a more consistent approach to affordable workspace delivery 
across London as a whole. It could, for example, set the scale of development that needs 
affordable workspace; how long the workspace should be affordable for; and a uniform 
rate of discount on rent compared to the level of rent on the open market for that space 
and location. It could consider arrangements for time limited start-up space with pathways 
to open market space. It could also consider whether provisions should be included for 
street markets, recognising their role in providing more flexible and affordable workspace. 

We welcome evidence and experience of implementation and are seeking views about 
what might be the right approach. 
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4 London’s capacity for growth and design 
quality 

4.1 Building height and scale 
Much of London is fairly low-rise when compared to some other world cities. While there 
has been an increase in the scale and density of development in recent years, it is still less 
dense than many other comparable cities. Many other European cities have more mid-rise 
development of five to nine storeys. This type of development is less common in London, 
especially in suburban areas. 

The amount of development carried out by small and medium sized builders (SMEs) has 
reduced in recent years. While they built almost 40 per cent of new homes in 1988, by 
2020 this had dropped to about 10 per cent of new homes. The current plan had ambitious 
aims for small site development, but this has not been realised. 

We need to significantly increase housing supply and bring in more, and different types of 
housebuilders. In this context, the next London Plan could take a different approach to 
London’s development potential. For example, it could set out the building heights that 
should be acceptable in principle in all locations across London that share certain 
characteristics. The plan could also set a minimum height benchmark across London to 
support small site development. The heights should reflect transport accessibility, as well 
as heights already allowed by national permitted development rights and the opportunity 
for development already in the area. Provision would also need to be made for London’s 
heritage assets such as listed buildings and conservation areas. 

We welcome evidence and experience of implementation to help inform this approach. 

To support small site development and SMEs, the plan could also include a London-wide 
small site design code. It would set out specific development types that are acceptable in 
principle for areas that share similar building types and other characteristics. This would 
give more certainty for different types of development and make it easier for SMEs to enter 
the market. It would also help ensure consistency about the sort of development that can 
come forward in areas of similar character across London and the criteria and 
requirements for this to manage impacts. This could support extensions to existing homes 
or using land between or beside existing housing or on other infill sites to provide new 
homes. It could also go further and support the redevelopment of single homes to provide 
a significantly larger number of homes on the same site. 

We welcome evidence and experience of implementation to help inform this approach. 
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4.2 Tall Buildings 
Tall buildings in suitable locations will play an important role in delivering the new homes, 
workspaces, and infrastructure that London needs. Tall buildings also raise strategic 
issues and have impacts beyond borough boundaries. 

The current London Plan requires boroughs to identify areas that may be suitable for tall 
buildings, usually in their local plans. However, some boroughs have not identified 
locations that are suitable for tall buildings. This is even when there are already planning 
permissions granted for tall buildings or existing tall buildings in those locations. There 
have also been some challenges implementing the current policy as all tall buildings are 
assessed on their individual merits irrespective of their location. 

These are clearly very sensitive matters, but the new plan could take a more active role in 
identifying and defining tall building clusters. This could allow more strategic consideration 
of tall buildings, their role and potential capacity and cross-borough issues. If this approach 
was taken, there would need to be a decision about what height is meant by a tall building 
cluster. The current plan includes a benchmark of seven storeys/21 metres. Alternative 
thresholds could be based on the heights at which planning applications are referred to the 
Mayor (10 storeys/30 metres dropping to eight storeys/25 metres by the River Thames) or 
a higher threshold of 20 storeys/60 metres. 

We welcome evidence and experience of implementation to help inform this approach. 

The policy would also need to be clearer about how planning applications for tall buildings 
should be assessed outside these defined clusters. This would provide greater confidence 
about the approach. 

Alternatively, the plan could remove the requirement for boroughs to identify tall building 
locations. The boroughs could then choose whether they wish to in their local plans. 

Whatever option is taken, all individual applications would still need to be assessed on 
their own merits against policy criteria. 

4.3 Supporting a denser London linked to transport connectivity 
In the context of the higher densities needed to meet the national housing targets, it will be 
even more important to understand and strongly link to transport connectivity. The current 
plan generally uses Public Transport Accessibility Levels (PTALs) as a measure of how 
accessible sites and areas are. Transport for London (TfL) is developing a new 
connectivity metric to complement PTAL that is based on journey times by sustainable 
modes to useful destinations. This should provide a fuller picture of how well connected a 
place is and better capture the benefits of transport improvements. The London Plan could 
use this measure, alongside the current measure of PTAL, to inform the approach to 
densities, building heights and scale. This could also include new approaches to the 
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planning and provision of public transport connections. For example, by looking at priority 
corridors and how to lift city-wide connectivity. 

There are opportunities to make better use of existing transport infrastructure. For 
example, many National Rail lines serving suburban areas could have higher ‘Metro’-like 
frequencies with relatively modest infrastructure improvements. This could enable more 
mid-rise and small site development across a much wider area. London’s Overground 
services are an example of where this has been very successful. Improvements such as 
faster, more direct services and more bus priority would also help support denser, 
sustainable development. In turn, more new homes in these areas could significantly 
improve the financial viability of providing better public transport services. Active travel 
networks, alongside public transport, are also key in planning sustainable neighbourhoods. 
Whilst there are many opportunities linked to existing transport infrastructure, it is also 
clearly important to invest further and extend the reach of good quality and accessible 
public transport. Major transport schemes such as the extensions to the Bakerloo line and 
Docklands Light Railway (DLR) and the West London Orbital can significantly increase the 
capacity for new homes along the areas they serve directly. It is also important to continue 
to increase transport capacity as London grows. 

Potential delivery timescales for Crossrail 2 (a major new line connecting south west 
London to north east London) are now beyond 2040. We will work with boroughs and 
stakeholders to look at the implications of this and how to support growth in the meantime. 

4.4 London’s heritage 
London is world-renowned for its heritage and built environment which are emblematic of 
the city and contribute to a strong sense of place and civic pride. UNESCO has designated 
four world heritage sites within the city. There are over 1,000 conservation areas and 
19,000 listed buildings and structures in Greater London. 

Given the climate crisis, a new London Plan could be clearer about the role that these 
buildings can play in meeting net zero and improving resilience to a changing climate. This 
could include a new policy supporting the sensitive adaptation and retrofit of historic 
buildings. This could improve energy costs and thermal comfort for occupants and 
measures such as water efficiency, while keeping them in use for future generations. 

We welcome evidence and experience of implementation to help inform this approach. 

National government may bring forward its own policies for heritage which we should avoid 
duplicating. However, there will still be a need for policy about London’s world heritage 
sites and strategic views. 

4.5 Designing the homes we need 
We need to ensure good quality homes that meet people’s needs, provide a healthy place 
to live and respond to future challenges including those of climate change. A careful 
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balance must be reached, prioritising necessary requirements while supporting the 
delivery of more homes, particularly affordable housing. 

4.6 Heat risk, ventilation and overheating 
Overheating in homes is becoming an increasing risk due to climate change and the urban 
heat island effect in London (which means that built up areas are warmer than surrounding 
rural areas). Overheating can be minimised through passive design measures such as 
dual aspect and shading which can reduce heat risk and improve ventilation. The current 
London Plan sets these out in a cooling hierarchy, and some are now also set out in 
national building regulations. 

However, industry and government have been very clear about the impacts of some of 
these and other requirements on delivery and costs. For example, some providers have 
highlighted that dual aspect requirements can contribute to the creation of less efficient 
layouts. This may limit the total amount of floorspace that can be built on each floor. To get 
the same amount of floorspace, building heights might be increased to add additional 
floors or, where this is not possible, the number of rooms or even homes may be reduced 
overall. The current plan sets out the circumstances when single aspect homes might be 
appropriate. However, it isn’t always clear how this applies in practice and this can delay 
planning applications and add costs. 

Since the London Plan was published, new national building regulation guidance has been 
published that covers overheating and ventilation. One option for the new London Plan 
could be to remove bespoke policies that cover these issues and rely on national building 
regulations to deal with ventilation and overheating. This would make it simpler for 
applicants and planning officers to know what is expected from a planning application and 
support housing delivery. 

However, delivering net zero and design quality remain key objectives. Their importance is 
likely to increase as London grows and becomes denser and in tackling climate change 
and its impacts. Stakeholders have highlighted that the active design solutions that may be 
used to meet the building regulations, such as mechanical ventilation and cooling (air 
conditioning), contribute to increased energy use (and costs for occupants). As such, it 
adds an environmental burden that needs to be addressed. Powered heating, ventilation 
and cooling solutions also fail to address the impact on the wider areas. For example, 
worsening the urban heat island effect by pumping warm exhaust air out of the building. 
Alternatively, the London Plan could continue to prioritise passive design and ventilation 
measures through the cooling hierarchy for new homes. This is more rigorous than 
national building regulations. 

The London Plan could also continue to take approaches that require modelling of, and 
designing for, specific warmer conditions. In future, these will become more frequent in 
London due to climate change. 
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We are seeking views about where the right balance lies and welcome evidence and 
experience of implementation to help inform this approach. 

4.7 Homes for families 
Delivering homes of the right type and size, including for families, is a prerequisite for 
meeting London's housing needs. Making best use of land to deliver more homes in 
London means many families already live in flats rather than houses. This will continue to 
be the case and most new development in future will need to be higher density building 
types. The London Plan must ensure that London’s places and homes meet the needs of 
Londoners of all ages, and through different life stages. This means design that meets the 
needs of families and children in their day to day lives, such children’s independent use of 
outdoor spaces and access to nature. 

Currently, the London Plan leaves any family housing requirements for boroughs to set out 
in their local plans, taking account of local circumstances. The London Plan could include 
specific requirements for homes suitable for children and young people, including the size 
or number of bedrooms. However, the demand for homes of different sizes varies in 
different places. It is usually more viable to provide family-sized homes in areas with lower 
land costs because of the higher development costs for larger homes. A focus on housing 
numbers in isolation will also make it harder to deliver homes of the right size and type, 
including family housing, that London needs. 

The London Plan could instead include a strategic policy approach about the loss of 
family-sized housing. This could provide a consistent approach across London to the 
criteria applied to the loss of larger homes. For example, by securing replacement homes 
in redevelopment, noting that flexibility may be needed in specific circumstances like 
estate regeneration. However, this approach would restrict the number of homes overall 
and constrain options for the redevelopment of small sites. 

We welcome evidence and views about what might be the right approach. 

Alongside any specific requirements, the plan could adopt a London-wide approach on 
how to make higher density areas in London better for children and young people. This 
could include any requirements that support their independence, development, health and 
wellbeing as part of a child-friendly city. This could draw on international examples and 
‘lifetime neighbourhoods’ that emphasise healthy living and community cohesion. 

We welcome evidence and experience of implementation to help inform this approach. 

4.8 Accessible housing 
The current London Plan policy requires 10 per cent of new homes to be wheelchair 
accessible or adaptable, following the opt-in building regulation standard referred to as 
M4(3). It reflects national policy and only requires the highest standard (M4(3)(b) 
wheelchair accessible) for social rent and London Affordable Rent homes. Other types of 
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housing are built to M4(3)(a) wheelchair adaptable standards, which require further 
changes, such as to kitchens and bathrooms, to be suitable for a wheelchair user. 

The new London Plan could provide a wider range of housing options for households with 
a wheelchair user without significant cost and inconvenience to the occupier. This could 
require M4(3)(b) wheelchair accessible standards for homes in different tenures such as 
private housing for sale. It could also introduce a requirement for accessible housing to be 
marketed to disabled users first. 

We welcome evidence and experience of implementation to help inform this approach. 

For non-self contained housing such as co-living developments and purpose-built student 
accommodation, it can be difficult to determine the right level of need or demand. This may 
result in an over-provision which impacts other benefits such as the overall number of 
affordable rooms. The plan could revisit the proportion of wheelchair accessible/adaptable 
rooms as part of these specialised developments. 

We welcome views and any evidence and experience of implementation to help inform this 
approach. 

4.9 Space standards and other requirements 
The Nationally Described Space Standard (NDSS) sets minimum sizes for the internal 
space within new homes. However, these only apply if the planning authority opt into them 
in their local plan (or the London Plan). In London, the NDSS has been opted into by the 
London Plan, so it is a requirement for housing development in every London borough. 

The current London Plan goes further than the national space standards in two respects: 

• the requirement for minimum ceiling heights across the whole of the dwelling 20cm 
higher than the national standard, and 

• a requirement for all new homes to have a minimum area of private outside space (such 
as a balcony or garden). 

It is proposed that the London Plan continues to opt in to national standards and includes 
the additional requirements set out above.  

We welcome views about this approach. 

4.10 Designing for everyone 
The Mayor wants to ensure that the new London Plan continues to reflect the importance 
of designing new developments that respond to London’s diverse population. This can 
help to deliver strong and inclusive communities. Despite progress, London’s environment 
still has barriers to the inclusion of all Londoners. 
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The London Plan could require large planning applications to demonstrate how they have 
been meaningfully informed by a range of lived experience. This could include, for 
example, through design review panels, accessibility and inclusion panels or targeted 
consultation and engagement. It could identify features that are relied on, or of significant 
value to, particular user groups. It could also set out how the development would be used 
and experienced by different users. 

This could help boroughs make privately-owned public spaces more inclusive, through 
planning obligations for their management. This would avoid bias and exclusion of some 
groups of Londoners. It could also ensure any designing out crime measures are inclusive 
and create a welcoming environment. 

The plan could also consider approaches to ensure developments and places work well 
after dark, building on night-time travel assessments, and consider options to embed the 
24-hour city test in appropriate locations. 

We welcome evidence, experience, and views on what might be the right approach. We 
particularly want to hear what measures might be effective and proportionate, and able to 
be readily implemented through the planning application process. 

More widely, the infrastructure available to support participation in public life is key to an 
inclusive city. This includes requirements for public toilets and changing places, lifts and 
ramps, quiet spaces, resting places and seating. 

We welcome views whether the current requirements are appropriate and whether other 
opportunities should be explored. 
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5 London’s infrastructure, climate change and 
resilience 

London’s growth needs to be supported by a range of infrastructure. This includes critical 
energy, water, and waste capacity and the green and social infrastructure that are so 
important to health and quality of life. Planning for London’s growth also means planning 
for the infrastructure and utilities capacity London needs. This includes land and 
development capacity to support growth and the drive to net zero and local energy 
planning. However, infrastructure has a cost, and it is also important to consider how it is 
funded. Developments have a finite capacity to fund public benefits. Providing 
infrastructure through the planning process cannot fund all the infrastructure needed and 
competes with other social benefits such as affordable housing. 

The climate emergency also means we need infrastructure that is resilient to severe 
weather, protects the health and livelihoods of Londoners and promotes self-sufficiency. 
Increasing London’s resilience to heat risk and flood risk are crucial to adapt to the impacts 
of a changing climate. 

Carbon reduction and economic growth can go hand in hand. London has reduced its 
carbon emissions since they peaked in 2000, despite population and economic growth. 
London’s per capita emissions have more than halved over that period and are the lowest 
of any region in the UK. However, much more is needed if we are to meet national and 
international targets to limit global warming. In 2019, the UK became the world's first major 
economy to pledge to hit net zero greenhouse gas emissions by 2050. The Mayor has 
pledged to make London a net zero city by 2030. 

The adopted pathway to net zero will mean insulating and cooling existing buildings, using 
more heat pumps, and moving away from fossil fuel powered transport. It also means 
decarbonisation of the national electricity network2. London’s existing homes and buildings 
are also still a major contributor to overall carbon emissions. For example, the 2021 
census found that natural gas is still used to heat 71 per cent of London’s homes. 

New construction in London is also a major contributor to carbon emissions. London Plan 
policies are currently leading to significant savings in carbon over what is required by 
national building regulations. 

 
2 The Accelerated Green Pathway as set out in the Analysis of a Net Zero 2030 Target for Greater London 
Jan 2022 Element Energy Limited 

https://www.london.gov.uk/sites/default/files/nz2030_element_energy.pdf
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Since the current London Plan, there have been major changes at national level to 
legislation and policy to try to speed up our transition to net zero. This includes new 
legislation on energy, heating and cooling and updated building standards, as well as a 
consultation on changes to national planning policy. Further national changes are 
expected. These include changes to building standards such as phasing out new gas 
boilers and a uniform approach to Net Zero Carbon Building Standards. 

Several requirements in London go beyond national standards in recognition of the need 
to continue to drive towards net zero and tackle climate change. Many stakeholders have 
told us they would like the next London Plan to go further. This would avoid later costs of 
retrofit or replacement and recognise the wider cost to society and the economy of climate 
change. However, industry have also told us development costs and housing delivery can 
be impacted by these requirements, particularly cumulatively. 

We welcome views, evidence, and experience of implementation to help inform our 
approach to delivering net zero. Whatever policies are included, we need to look at 
streamlining their implementation and use assessments and measures that are already 
well used by industry. This will avoid unnecessary delay or cost. 

5.1 Energy efficiency standards 
Updated national building regulations mean that energy efficiency standards for new 
buildings have increased since 2021. However, they are still some way from being net 
zero and the current London Plan still goes beyond national requirements. 

The London Plan could leave energy efficiency to the new national standards, and any 
future standards which are expected to be more stringent (although still not net zero 
because they do not include off-setting). Alternatively, it could retain the current approach, 
or amend it in line with the options set out below. 

Under the current plan, a proportion of the carbon savings can be met off site. The London 
Plan could increase the proportion of carbon savings needed on site through energy 
efficiency measures, to reduce demand on the electricity grid. 

The London Plan could move to different energy standards for buildings. For example, the 
measures emerging from industry practice or being used by boroughs in their updated 
local plans. It could also change the thresholds at which policies apply (for instance, 
applying policies to smaller developments than we currently do). Any standards should be 
set at an achievable level that also drives continued performance. 

We welcome evidence and experience of implementation to help inform this approach. We 
particularly welcome experience of implementation and evidence of approaches. This 
could include emerging technology, to further reduce the environmental impacts of both 
construction and buildings, that do not reduce the viability of development. 
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Carbon offsets are used to reduce emissions that are not tackled on site. These offsets are 
set out and collected by local authorities and used to fund local carbon reduction projects. 
We could review the role of offsets, and the targets and metrics used, to make sure that 
they continue to drive carbon reductions effectively. We could also consider whether there 
should be a more consistent approach across London. This would help to provide certainty 
and avoid challenges with delivery.  

5.2 Heat networks  
The UK electricity grid is capable of supplying some of the increased demand for heating 
and hot water as we move away from gas boilers. However, heat networks will also play 
an increasingly important role in decarbonising heat supply. They will provide flexibility, 
balancing and resilience to the wider energy system to meet our low-carbon heating 
needs. The government has brought forward new legal requirements to require many 
types of new and existing buildings to be connected to heat networks. 

New heat networks are required to use low-carbon heat sources including waste heat (for 
example from industrial processes, transport networks or data centres) as well as heat 
pumps where needed. Existing heat networks that still use gas must develop and 
implement a decarbonisation strategy. They must reduce and ultimately stop using fossil 
fuel as they integrate low carbon heat sources as required in the London Plan. 

The next London Plan will remove duplication with national requirements, including 
anticipated government regulations about how they will work in practice. It could refocus 
instead on optimising the amount of waste heat made available for use in low-carbon heat 
networks. This could require waste heat from all significant, feasible sources to be made 
available for new networks or supporting decarbonisation of existing networks. This would 
be part of the transition to meet our net zero targets.  

We welcome evidence and experience of implementation to help inform what might be the 
right approach. 

5.3 Whole life-cycle carbon (WLC) and Circular Economy (CE) 
The Circular Economy approach is based on the principle that materials should be kept at 
their highest and best use for as long as possible. This extracts the most value from them 
prior to recycling or disposal. This also applies to buildings, where carbon emissions can 
be calculated to provide Whole Life-Cycle Carbon scores. This includes those resulting 
from materials, construction and use over a building's entire life, including demolition and 
disposal. 

The current London Plan has led the way in promoting an ambitious approach. We want to 
understand from Londoners and stakeholders the benefits and costs of the approach and 
whether to adapt it in the next plan. 
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For example, a key aim is to address the embodied carbon in existing and new buildings 
and waste generated by demolition. However, there is some uncertainty about the 
circumstances when existing buildings should be retained or demolished for 
redevelopment. Different approaches are now emerging in individual London boroughs. 
The London Plan could provide a framework for assessing different retention or demolition 
options for a site. This would help to understand the carbon impacts of different proposals. 
It would also need to be considered alongside other planning considerations. These 
include the need to meet London’s sustainable growth demands, innovation and economic 
growth, heritage considerations and the need for new housing (particularly on brownfield 
sites and previously developed land). 

The current London Plan requires assessment and reporting of WLC and CE elements in 
planning proposals. There are currently no specific targets in the policies, although for 
WLC, development proposals are compared to benchmarks set out in guidance. The 
London Plan could include WLC and CE benchmarks. This would make it clearer for 
everyone to know when a development proposal has adequately addressed these matters. 
The approach could also incentivise meeting benchmarks, for example by reducing the 
information that needs to be submitted with an application. This could be like the current 
threshold approach for affordable housing. 

We welcome evidence and experience of implementation to help inform this approach. 

The London Plan could set out what types of premises are needed to keep materials out of 
the waste stream. This includes facilities for reuse, upcycling, and repair, including 
temporary premises for construction-related materials processing. This would enable 
materials and products to be reused for as long as possible before recycling, and support 
London’s transition to a fully circular economy. 

We welcome evidence and views about what approaches might be used in the London 
Plan. 

5.4 Waste 
The London Plan already commits to reducing waste and using resources more efficiently, 
with the Mayor aiming for London to be waste self-sufficient by 2026. However, national 
reforms under the government’s Extended Producer Responsibility (EPR) scheme and the 
Deposit Return Scheme (DRS) for packaging are set to reshape waste collection and 
management. These initiatives will put more responsibility on producers to finance the 
collection and recycling of packaging. The DRS will incentivise consumers to return single-
use containers like bottles and cans. 

These changes could require an evolving approach to waste policy in London. This would 
recognise the land pressures that continue to threaten the loss of waste management 
sites, reducing London’s capacity to process its own waste. 
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The new London Plan will address these challenges by updating borough-level waste 
apportionment targets, ensuring they align with the latest data and policy reforms. This 
should enable smarter, more sustainable waste solutions that support London’s growth 
and environmental goals. 

5.5 Green and open spaces 
London is a green city, with approximately 50 per cent of London’s area being ‘green’ 
(including tree cover, gardens, verges, and green roofs). However, the quality of its green 
spaces and levels of access to them varies greatly. As London’s population continues to 
grow, and the capital’s neighbourhoods become denser, this increases the demand for, 
and importance of, green and blue spaces. The multiple benefits of green infrastructure for 
physical and mental health are widely recognised and play an important role in reducing 
health inequalities. With a changing climate, flooding and overheating will become even 
greater risks. London’s green spaces play a major part in helping to protect against the 
worst of these effects. It is therefore the Mayor’s ambition to increase access to green 
space and tree cover across London. 



 
 TOWARDS A NEW LONDON PLAN 
 

 

62 

Figure 5.1 Green cover across London 

 
Figure summary: Map showing green cover across London. 
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There have been major changes at the national level since the London Plan was published 
in 2021. These include new requirements in the Environment Act 2021 for producing Local 
Nature Recovery Strategies (LNRS) and for developments to achieve Biodiversity Net 
Gain (BNG). 

The GLA is developing an LNRS for London and a London Green Infrastructure 
Framework (LGIF). These will provide important data and maps to inform the London Plan. 
They will show where existing greening is, and where there are issues that new or 
enhanced greening can help tackle. This includes, for example, alleviating flood risk or 
heat risk or supporting a particular habitat or species. 

The London Plan will have a role in recognising the area-wide priorities and opportunities 
identified in the LGIF and LNRS. This will help prioritise where greening should be 
protected, enhanced and/or connected to help nature recover and maximise other benefits 
for Londoners, including new MOL designations and, parkland where appropriate, where 
development comes forward on land that is currently green belt. It should also include 
other strategic opportunities for rewilding and nature restoration. Government guidance on 
LNRSs may also need to inform plan-making. 

5.6 London’s open spaces 
The current approach to open space only takes designated parks and larger open spaces 
into account. It only considers the distance to those spaces when assessing what areas 
are deficient. The next London Plan could also assess the quality, use and the level of 
demand, to understand and mitigate areas of open space deficiency. It could include new 
measures requiring actions to take in areas where demand is greatest (as well as where 
open spaces are further away). 

The plan could also take smaller green areas and linear green spaces into account. For 
example, healthy streets and the publicly accessible open spaces created in larger 
schemes and estate regenerations. This could include designating these newly created 
open spaces in local plans and recognising their contribution to addressing open space 
deficiencies. This would provide greater opportunities to improve the local environment, 
extend the network of green infrastructure and provide open space benefits. These include 
wider benefits such as mitigating flood risk and providing cooler spaces. However, it would 
require clear criteria. This would recognise that not all green infrastructure, for example 
green verges of roads, provide meaningful open space for people to use. 

We welcome evidence and experience of implementation to help inform this approach. 

In addition, this policy could be changed to address issues related to management, 
access, and inclusiveness of open spaces in the next London Plan. This will help ensure 
that all Londoners can enjoy and benefit from these essential spaces. 

We welcome evidence and views about what might be used in the London Plan. 
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Changes to national policy require planning authorities to release green belt if they are 
unable to meet housing or other development needs. The current London Plan links 
London’s strategic open spaces (Metropolitan Open Land or MOL) to national green belt 
policy. Now that green belt policy has changed, this could also be interpreted as requiring 
London’s MOL to be released for housing and other development. The Mayor is clear that 
MOL performs a vital role for Londoners, and will become even more important as more 
homes are built. The London Plan should be redrafted to distinguish between MOL and 
green belt, and protect MOL from green belt reviews. 

Given the challenging housing target, there may be some very specific circumstances 
where certain MOL, such as golf courses, could be considered for release for housing. 
These are often not publicly accessible and offer limited biodiversity value. They could also 
provide new accessible open spaces and parks alongside housing and other development. 

We are seeking views about where the right balance lies. 

The current London Plan is generally silent on rural London. However, in the context of the 
government consultation on land use and the London-wide Green Belt Review, a specific 
approach should be considered. This could include policy on nature interventions such as 
rewilding and woodland, energy, and water infrastructure. Examples include solar farms, 
flood mitigation and reservoirs and industrial farming and other agriculture that needs 
planning permission. 

We welcome evidence and views about what might be used in the London Plan. 

5.7 Green infrastructure and biodiversity  
The Urban Greening Factor (UGF) is a tool used in London to set greening targets for 
developments and is intended to make greening a fundamental part of design. It takes 
account of both the quality and amount of greening provided (such as trees and green 
roofs). 

We would like to understand from stakeholders how the UGF has been implemented so 
far. We also wish to explore whether it can be clarified or improved to make it easier to 
implement. This includes asking if it should also apply to more development types and how 
it can work with other requirements such as national mandatory BNG. 

We welcome evidence and experience of implementation to help inform this approach. 

5.8 Water 
London’s waterways are vital assets, spanning over 600km of rivers and canals and 
covering 2.5 per cent of the city. They provide essential social, environmental, and 
economic benefits including cooling and managing flood risk. 
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However, London faces growing challenges from flood risk, water pollution, and water 
scarcity. London properties make up over a quarter of the properties in areas at high risk 
of surface water flooding across the country, nearly 330,000 homes. This is 11 times the 
number of properties at risk from river or sea flooding. Only one of London’s 41 rivers is 
classed as ‘good,’ with most rated ‘moderate’ or worse. 

The London Climate Resilience Review looks at London’s resilience to climate change. It 
highlights risks and challenges around water management, flood resilience, urban 
drainage, and ensuring sustainable water infrastructure for London’s future. 

5.9 The strategic importance of London’s waterways 
The London Plan could stress that any strategic waterways plans should focus on 
improving water quality, not just considering it. This includes practical actions for 
enhancing the water quality across London’s waterways. The Joint Thames Strategies 
could play a role in identifying and defining these actions, together with their emphasis on 
strategic flood risk. The plan could support and enhance the role of the Thames at the 
heart of London and identify strategic priorities for improvements to waterways. This 
supports the Mayor’s aim for better water quality and swimmable rivers, access, wellbeing, 
and opportunities for walking and cycling.  

We welcome evidence, experience, and views about how the London Plan could address 
this. 

5.10 Flood risk management 
A new London Surface Water Strategy is being prepared, which aims to address the 
biggest flood risk challenges facing London. This will sit alongside the updated Thames 
Estuary 2100 (TE2100) plan, ensuring that upgrading flood defences forms part of 
London’s strategic development plan.  

The London Plan could require new development to achieve Greenfield Runoff Rates 
(GRR), ensuring runoff matches natural levels. The current plan aims to achieve GRR 
rather than requiring it. It could also require off-site provision where GRR was not met on 
site, such as retrofit solutions and public realm improvements. A new London Plan could 
also require use of permeable surfaces when sites are redeveloped or when impermeable 
surfaces are proposed to reduce flood risk. For example, planning applications for front 
gardens associated with new kerb crossings.  

We welcome evidence and experience of implementation to help inform this approach. 

5.11 Water management 
The current London Plan promotes a catchment-based approach to water policy, with local 
plans and development proposals required to acknowledge this. Since the plan was 
published, it has become recognised that it is even more urgent to address the risk of 
drought and flooding. There is also a need for water demand management, and rising 
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concern about London’s water quality. The new plan will need to reemphasise the potential 
of the catchment-based approach. This follows work on an integrated water management 
strategy and the London Surface Water Strategy, in dealing with continuing water issues. 
This will ensure future shortfalls in water management are addressed.  

We welcome evidence and views about what approaches might be used in the London 
Plan. 

Transport 

5.12 Transport’s role in London’s growth 
London’s transport network is among the best in the world. The Elizabeth line, opened in 
2022, has been a huge success and is now the busiest railway service in the UK. 
However, there are still some significant challenges, particularly as London continues to 
grow. These include: 

• crowding on public transport 
• road danger, especially for people walking and cycling 
• lack of accessibility 
• inequality in the availability of high-quality, high frequency public transport across some 

parts of London 
• growing freight traffic, and 
• the highest levels of congestion in the UK, affecting not just drivers but the millions of 

bus journeys made every day in London. 

Individual site developments will need to continue to minimise and address transport 
impacts. We also need to support broader approaches to tackling these problems. This is 
important to improve the quality of life, safety, and health of all Londoners, and is central to 
building the homes that London needs. 

Minimising car use linked to new developments means we can get more out of the limited 
land that we have. It also increases the housing potential of sites. In addition, it helps to 
avoid unmanageable impacts on congestion and supports a range of environmental 
objectives. Since 2000, Londoners have increasingly used public transport, cycling and 
walking to get around. Continuing this shift will be critical to enabling London to grow 
sustainably. In a growing city, public and active travel options use limited space more 
efficiently. This is why transport and affordable housing are the highest priorities for 
financial contributions from developers. It is also important that the Mayor, TfL, boroughs, 
Network Rail, and the government work together to continue to deliver transport 
improvements across London. 

5.13 Sustainable transport networks to support growth 
The link between housing and transport is already well established in London. The next 
plan will use existing and new transport infrastructure to unlock significant development 
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capacity. But concerted action is needed beyond the London Plan to unlock tens of 
thousands of homes from large-scale rail projects. This includes government commitments 
and funding or financing to support their delivery. Medium-scale actions such as new or 
upgraded stations can also unlock thousands of homes. 

Scope also exists to strengthen the link between transport and housing at the borough 
level. This would help to ease the congestion challenge and support higher ambitions for 
housing growth. As well as setting local housing policies through their planning powers, 
boroughs control 95 per cent of London’s streets. The London Plan could require local 
plans to set out clearly mapped transport interventions to enable and underpin sustainable 
growth. These could include: 

• improved walking infrastructure 
• safe cycle networks 
• strategically important bus corridors offering attractive services 
• kerbside management 
• accessibility improvements such as step-free access at stations 
• other Healthy Streets measures. 

Identifying these interventions at a borough level will make it easier to take funding 
opportunities as they arise (including via development where relevant). It will also help 
coordinate with neighbouring authorities to create coherent transport networks. 
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Figure 5.2 Healthy Streets principles 

 
Figure summary: Circular chart with the following healthy streets principles – pedestrians 
from all walks of life, easy to access, shade and shelter, places to stop and rest, not too 
noisy, people choose to walk, cycle, and use public transport, people feel safe, things to 
see and do, people feel relaxed, clean air. 
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5.14 Car parking, cycle parking and deliveries 
Active and public transport enables the most efficient use of the land. This helps us to 
manage the impacts on the surrounding transport networks and to meet environmental, 
health and other objectives. 

As such, we will need to continue the approach in the current London Plan to limit the 
amount of new car parking. In residential development, car parking either reduces the 
amount of land available for homes or involves expensive structures such as basements 
and podiums. The additional cost to developers can also reduce their contribution to 
affordable housing and other transport and social infrastructure. 

The current plan minimises car parking provision for new developments in central and 
inner London (and parts of outer London). With more areas having to significantly increase 
their contribution to new housing, we need to expand this approach. At the same time, we 
must continue to take account of how well connected a site is and enable the provision of 
Blue Badge parking. New, innovative work on connectivity metrics by TfL is exploring how 
to better reflect local circumstances as part of this. Other aspects of car and vehicular 
parking policy may also need updating to reflect current circumstances such as electric 
vehicles. 

We welcome evidence and experience of implementation to help inform this approach. 

The London Plan also sets standards for minimum amounts of good-quality cycle parking 
to continue to increase cycling rates. However, industry have told us that these 
requirements can have significant costs and are not always well used. We will review 
these, accounting for changes to the national Use Class Order which affects car parking 
requirements for some business uses. We will also consider the context of increasing use 
of e-scooters, e-cycles, dockless cycle hire and cargo cycles. This will help to achieve the 
right combination of quantity and quality. 

We welcome evidence and experience of implementation to help inform this approach and 
to get the right balance. 

More detailed policy guidance on provision for sustainable freight operations could also be 
required. 

We are seeking views about where the right balance lies and welcome evidence and 
experience of implementation to help inform this approach. 

5.15 Responding to transport trends and new technologies 
Recent years have seen changing travel behaviours and a variety of new transport 
technologies at different levels of maturity. The London Plan may need to respond to these 
trends, capitalising on opportunities. At the same time, it must be alive to potential risks. 
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The approach to any given technology should have the impacts on all Londoners at its 
heart and take account of cumulative impacts. 

One area where the next London Plan will need to say more on is ‘advanced air mobility’. 
This refers to drones and flying taxis that can be used to deliver goods and services by air. 
Such services may bring positive opportunities, for example by speeding up emergency 
services and critical deliveries, such as blood samples. However, wider, and uncontrolled 
use could create significant and unacceptable nuisance, noise, and other negative 
impacts. 

We welcome evidence and views about what might be included in the London Plan. 

London’s resilience 

5.16 Fire safety 
Since the current London Plan was drafted, there have been changes to Building 
Regulations guidance on fire safety. These include new legal requirements at the planning 
and building control stages of development for higher-risk buildings (residential buildings, 
hospitals and care homes over 18 metres or seven storeys). 

The Mayor has continued to make clear his commitment to improving fire safety and that 
further changes need to be made to the building regulation guidance. The Grenfell Tower 
Inquiry Phase Two report has recommended that these are reviewed as a matter of 
urgency and revised building regulations are published as soon as possible. 

The right approach in the next London Plan will remove the necessity for the current 
confusing overlap of planning policies and building regulations. It should also make clear 
that planning officers should not be involved in assessing fire safety as they are not 
qualified to do so. 

This will rely on further changes to national fire safety provisions being in place by time the 
next London Plan is published. The Mayor will continue to seek the right provisions at 
national level. However, we must also reflect the limits of what is currently possible until 
this is resolved. 

There is some uncertainty and inconsistency about how the current fire safety policy is 
applied. This applies particularly for minor development, as the main requirement of the 
policy only relates to major development. To make the fire safety policy clearer, we could 
specifically apply policy requirements to all major developments where people sleep on the 
premises. 

In the future, if and when a proper national framework is in place, we could consider 
whether fire safety and emergency evacuation could be better dealt with nationally. 
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5.17 Air quality 
The Mayor is committed to tackling air pollution in London, to safeguard the health of 
Londoners and work towards World Health Organization’s (WHO) guidelines. Bold 
initiatives and policies by the Mayor have dramatically improved London’s air quality. 
Annual roadside NO2 concentrations across the capital have nearly halved (49 per cent) 
between 2016 and 2023. 

However, poor air quality continues to impact Londoners, with thousands dying 
prematurely because of exposure to air pollution every year. Poor air quality is also an 
inequality issue with those in areas of higher deprivation typically suffering the most. WHO 
guidelines reflect the best available health evidence. Their recommendations are 
recognised globally as the targets that should be met to protect public health. 
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Figure 5.3 Roadside and Urban Background trends in monthly average NO2 
concentrations 

 
Note: Statistical smoothing has been used to better detect the long-term trends. 

Figure summary: Line graph showing air quality trends. For trends in the concentrations of 
Roadside NO2 for Central London dropping from 105.5 micrograms per cubic metre 
monthly mean in January 2010 to 34.6 in June 2021, rising again to 35.6 in February 2026 
with the final point at 33.2 in December 2023. For Inner London, this was a drop from 65 
micrograms per cubic metre monthly mean in January 2010 to 27.2 in December 2023. 
For Outer London, this was a drop from 53.6 micrograms per cubic metre monthly mean in 
January 2010 to 24.4 in December 2023. Trends in the concentrations of Urban 
Background NO2 for Central London dropped from 57.6 micrograms per cubic metre in 
January 2010 to 20.9 in December 2023. For Inner London, this was a drop from 38.4 
micrograms per cubic metre in January 2010 to 20.1 in December 2023. For Outer 
London, this was a drop from 35.5 micrograms per cubic metre monthly mean in January 
2010 to 17.8 in December 2023. 
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The current London Plan introduced Air Quality Positive for larger proposals. However, 
there have been some implementation challenges and it is not always clear when the 
requirement has been met. The next London Plan could introduce ambitious but 
achievable benchmarks, so it is clearer when requirements have been met. The approach 
could also incentivise meeting benchmarks, for example by reducing the information that 
needs to be submitted with an application. This is similar to the current threshold approach 
for affordable housing. 

The next plan could also consider a wider range of air pollution sources. For example, 
construction activities, which modelling indicates will contribute 8.3 per cent of PM2.5 
emissions across London in 2025. This could introduce requirements for certain 
construction sites to have connection to mains power to reduce the need to use polluting 
generators. 

We welcome evidence and experience of implementation to help inform what the right 
approach might be. 

5.18 Heat risk 
The London Climate Resilience Review highlights the risks London is facing from extreme 
weather. It shows that London is experiencing more heatwaves and risks from 
overheating. In 2022, there were 387 heat related deaths in London. 

As highlighted in sections 4.6 and 5.1 above, policies to reduce overheating risk in 
buildings need to be considered alongside energy efficiency approaches. This is because 
he use of active cooling (such as air conditioning) can increase energy use and contribute 
to the urban heat island (UHI). 

As well as the overheating of buildings, there is a need more widely to tackle the effects of 
the UHI. This can make parts of London far hotter than surrounding rural areas. 
Requirements for development proposals could be strengthened. This would further 
promote design measures such as the choice of materials and the use of greening (such 
as trees with broad canopies). This would provide cooling in spaces between buildings and 
the surrounding streets. 

We are seeking views about where the right balance lies and welcome evidence and 
experience of implementation to help inform this approach. 

5.19 Healthy communities 
Health, safety, and wellbeing are woven throughout this document and development of the 
next London Plan. They include: 

• designing decent, good quality homes for those who need them 
• tackling emissions and increasing resilience to the impacts of climate change such as 

over-heating and flood risk 
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• Healthy Streets, creating healthy, inclusive, and safe places 24/7 
• improving air quality 
• measures to reduce inequalities to enable healthy lives, promote good health and 

prevent ill health. 

Reflecting the shift to community-based prevention, the next plan could review its 
requirements for health and care facilities, and other community spaces that support 
people in times of crisis. However, many of these fall under Use Class E. As such, there is 
considerable flexibility in changes of commercial, business and services uses, and limited 
scope to restrict or protect them. 

We welcome evidence and experience of implementation to help inform this approach. 

In December 2024, national policy was introduced to restrict hot food takeaways near 
schools and other places where children gather, or where there is a risk of over 
concentration and impact on local health, pollution, or anti-social behaviour. The London 
Plan could remove its policy on hot food takeaways and rely on this new national policy. 
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6 How do I participate in this engagement? 

Thank you for taking the time to read about London and its next London Plan. We 
recognise that it takes time to look at and consider these proposals, and we really value 
your feedback, views, experience, and evidence. These will help inform the next plan, and 
ultimately, London’s future. 

Visit our website to comment on this document. 

If you would like us to take any evidence into account, the call for evidence will remain 
closed until the end of this engagement, 22 June 2025. After this it will close so that we 
can meaningfully review the evidence and use it to help inform development of the next 
London Plan. 

The next stage in developing the new London Plan will be to publish a draft plan. Please 
share your views, evidence, and experience at this stage so it can help inform the 
development of the draft London Plan. 

 

 

http://www.london.gov.uk/towards-new-london-plan
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Other formats and languages 
For a large print, Braille, disc, sign language video or audio-tape 
version of this document, please contact us at the address below: 

 

Greater London Authority  
City Hall 
Kamal Chunchie Way 
London E16 1ZE 

Telephone 020 7983 4000 
www.london.gov.uk 

You will need to supply your name, your postal address and state 
the format and title of the publication you require. 

If you would like a summary of this document in your language, 
please phone the number or contact us at the address above. 
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