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1. About the TCPA 
The Town and Country Planning Association (TCPA) is an independent charity working 
to improve the art and science of town and country planning. The TCPA puts social 
justice and the environment at the heart of policy debate and inspires government, 
industry and campaigners to take a fresh perspective on major issues, including 
planning policy, housing, regeneration and climate change. The ultimate purpose is to 
promote our charitable objectives (which concurrently are also the key outcomes the 
TCPA will seek through our submission to the draft London Plan consultation) through 
the regional planning process and policies that: 

• secure a decent home for everyone, in cohesive, well designed communities; 
• empower communities to influence decisions that affect their future; and 
• promote high-quality development through better planning of the use of our land. 

 
TCPA’s policy work is guided from members of the elected TCPA Policy Council. The 
function of the Policy Council is to advise the Trustees and the policy team regarding 
the policy stance. It represents the views of the TCPA, its membership organisations 
and individuals from local authorities, planning academics and practitioners.  
 
2. Summary of Draft London Plan Chapters 
The new London Plan which will take growth and development in the capital forward to 
2031 in a way that is intended to contribute positively to Londoners’ quality of life, 
support economic prosperity and promote high environmental stewardship.  
 
Chapter 2: London’s Places: The opportunities and benefits of growth should be 
captured by working more closely with the outer boroughs and adjoining regions and 
stakeholders, particularly in growth areas and corridors. The Mayor has made it clear 
that additional growth will be contained within the existing boundaries of the Green Belt 
and without encroachment on designated open spaces.  

 
Chapter 3: London’s People: Projections of a growing population and changing 
household composition have implications for the level and location of housing 
development. The Mayor has set an authoritative annual target of at least 33,380 new 
London homes, which will be monitored annually for delivery and reviewed periodically.  

 
At the same time, the Mayor sets out in his draft Plan minimum space standards for all 
new housing developments for the first time, and supports a presumption against back-
garden development.  

 
The draft Plan states that regional inequality and the distribution of deprivation are 
linked to the accessibility to and availability of affordable housing. The Mayor will scrap 
the regional blanket percentage target for affordable housing provision, to be replaced 
by a regional target of at least 13,200 new affordable homes per year and a 
requirement for each Borough to set local targets.  
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Chapter 4: London’s Economy: Outer London Boroughs should have a greater share 
of both employment and housing growth. The new Outer London Commission 
demonstrates the Mayor’s aspiration to ensure that the population and key towns in the 
Outer London boroughs can play their full part in the city’s economic success.  

 
Chapter 5: London’s Response to Climate Change: Tackling climate change must 
feature prominently in the delivery of the Mayor’s spatial vision and objectives, and 
indeed this is supported by a new chapter in the plan. The Mayor will promote 
sustainable growth and developments which minimise the contribution of the built 
environment to climate change and seek to adapt to the inevitable impacts of climate 
change, including setting out targets for renewable energy, promoting urban greening, 
and requiring green roofs and sustainable urban drainage systems in development. 

 
Chapter 6: London’s Transport: Planning and transport investment should be 
integrated, such that the need for travel is reduced and the capacity and accessibility of 
public transport is improved. In particular, the Mayor has set out his intention that 
developments which contribute to transport needs will be required to help fund 
Crossrail and other strategic transport infrastructure through Section 106 agreements 
and the Community Infrastructure Levy. The policy allows outer London boroughs to 
provide more generous car parking requirements in their LDFs.  

 
Chapter 7: London’s Living Places and Spaces: The quality of places and spaces in 
housing, neighbourhoods and  communities contributes towards how Londoners 
experience the city. The Mayor  sets out policies to ensure that all developments and 
the public realm achieve  the highest standards of accessible and inclusive design and 
urban design.  

 
Chapter 8: Implementation, Monitoring and Review: Setting out a clear framework 
and further guidance for the implementation and integrated delivery of infrastructure will 
help to ensure delivery of the Mayor’s vision, objectives and detailed policies. The 
Mayor pledges to provide further guidance to Boroughs on the application of the 
Community Infrastructure Levy in a co-ordinated way to meet local and strategic needs.  
 
 
3. TCPA’s key messages to the Mayor 
The TCPA wishes to make the following detailed comments on issues in the draft Plan 
as a whole illustrated by specific policies.   
 
3.1 Resource availability and implementation 
The draft Plan fails to address the effect of this recession and its impact on public 
expenditure. This will have serious short-medium term implications for delivery: of the 
housing targets and of the social infrastructure to support growth; and in the longer 
term of funding for transport projects. The TCPA will be anticipating that the 
forthcoming implementation plan will adequately demonstrate firm measures to ensure 
deliverability of policies and that the physical, social and environmental infrastructure 
can be delivered through a co-ordinated and integrated way1, in particular addressing 
how limited resources, in terms of funding and subsidies, will be prioritised across the 
loosely designated areas of Opportunity, Intensification, Regeneration, Metropolitan 
Centres, Growth Areas and Co-ordination Corridors,  The implications of the recession 
on resource availability indicate the need for alternative delivery scenarios to be 
produced for and debated at the EiP. 

                                            
1 See David Pretty and Paul Hackett’s discussion paper of September 2009, Mind the Gap – Housing 
Supply in a Cold Climate, published by the TCPA for the Smith Institute, TCPA and 
PricewaterhouseCoopers, at www.tcpa.org.uk/data/files/housingreport.pdf). 
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It is clear that, at least, at the local borough levels, much is needed to support 
implementation. The Mayor’s vision should be shared by all the borough leaders and 
the spatial opportunities translated into a set of priorities, programmes and policies with 
the necessary resources to deliver them, including identifying infrastructure needs and 
costs, and funding sources.  This should be supported by a framework for investment 
and action created and co-ordinated with the work of other agencies and processes, 
such as the sustainable community strategies and local area agreements, which 
clarifies responsibilities for delivery. Nearly six years after the 2004 Planning and 
Compulsory Purchase Act, only four of the 33 London boroughs have adopted their 
LDF core strategies. But as other boroughs are working to finalise their core strategies, 
the process can be turned into a policy opportunity by ensuring that there will be a 
wholesale buy-in to the London Plan, its vision and policies, which can be reflected and 
implemented through these emerging LDFs.  
 
3.2 Housing and quality of development 
On the annual monitoring targets for housing provision: The TCPA supports the 
housing targets and notes the underlying assumptions and evidence that land will be 
available to accommodate them. However the TCPA is concerned that these targets 
may not have taken into account sufficient development to meet the requirement 
justified by the evidence in the latest London Strategic Housing Market Assessment. 
The draft Plan remains a long-term strategic plan for London 2031. However in the 
short to medium term, through the forthcoming implementation plan, the TCPA 
emphasises our concern that attention has not been duly paid to likely deliverability 
challenges in the next decade (see 3.1 above).  
 
On quality of housing and residential environments: The TCPA endorses the 
policies to ensure a high quality of living for the right mix of housing for different social 
groups, to a high quality of design and sustainability, for more family housing, for 
recognition of context and place, and to encourage innovation in architectural and 
urban design. In particular our support the proposal for minimum space standards and 
that the policy should be applied to all new development irrespective of provider or 
tenure. The revised approach to ‘optimise’ densities must continue to be considered in 
the context of the above qualifications. More specifically, to maintain and improve 
quality of life for Londoners, TCPA believes that housing policies should ensure more 
liveable spaces around homes by protecting back garden development2. 
Developments, which ‘compromise the delivery’, should be ‘resisted’ without condition, 
therefore the TCPA recommends that Policy 3.5 D be removed.  
 
On affordability and the deliverability of affordable housing: The TCPA believes 
that the planning system must continue to secure the practical delivery of affordable 
housing contribution from all developments. We believe the consensual approach to 
setting binding local targets is appropriate at this time subject to local housing needs 
assessments including the mix between social and intermediate forms of affordable 
housing. Removing the London-wide target should not be a precursor for developers to 
negotiate unacceptably lower thresholds of affordable housing provision in the context 
of the required levels identified through local housing needs assessments. The Mayor 
should also explore other fiscal mechanisms to support the housebuilding industry and 
local planning authorities in achieving the annual requirement of at least 13,200 
affordable units.  
 
On existing housing: The TCPA welcomes the recognition of the need to tackle, in 
social and environmental terms, the quality of the existing stock. The Mayor needs to 

                                            
2 See TCPA Housing Policy Statement, at www.tcpa.org.uk/data/files/housing.pdf    



 

 4 

work more closely with local authorities in their housing duties and powers, registered 
social landlords, HCA, and explore ways to work with the private sector to improve the 
sustainability performance of the existing stock, and bring back into effective use the 
empty stock, of which there is an estimated number of more than 82,0003. The 
forthcoming report from the House of Commons Communities and Local Government 
Committee inquiry into Decent Homes should inform the implementation of these 
policies4.  
 
On social infrastructure: The TCPA recognises that the provision of social 
infrastructure in balance with housing development is critical to its local acceptability 
and the sustainability of communities. The Plan should include clear targets for 
provision of education, health, culture and leisure facilities, especially in relation to 
major new developments, whether or not they are in areas of opportunity and areas for 
intensification. 
 
3.3 Economy – Outer London 
The TCPA supports the move to a more balanced, resilient and polycentric economy in 
which outer London plays a greater part and contributes to London’s success as a 
global city. Realisation of this requires outer London boroughs gaining significantly 
more resource priority, particularly for reinforcing the role of local centres and delivering 
sustainable transport essential for realisation of the policy aspirations.5. Moreover the 
employment projections do not demonstrate that outer London will play a significantly 
greater role in London’s economy, and therefore need to be questioned for the part 
they play in policy. 
 
The overall London-wide employment projection does not appear realistic in the light of 
the current recession, and should be subject to more sensitivity testing, and preferably 
with examination of alternative scenarios for debate at the EiP.  
 
3.4 Relations with adjoining regions 
The TCPA welcomes the Mayor’s intentions to secure more effective engagement with 
planning authorities across boundaries for which the growth areas and coordination 
corridors can provide a spatial framework. However there are clear issues regarding 
how this can be achieved through the Inter-Regional Forum, which shows no signs of 
being fit for purpose. The intentions also require consideration in the context of an 
anticipated Conservative election victory, with changing regional governance and 
strategic planning arrangements. The TCPA has long held the view that an effective 
mechanism for collaboration across the wider London and South Eastern region is 
essential, but to date this is not the case. The key stakeholders including the 
Government should come together in the post-election situation to determine this. 
 
3.5 Climate change  
The TCPA welcomes and endorses the Mayor’s emphasis on tackling climate change 
through innovative mitigation and adaptation measures in development. There is no 
better time than now to take far-reaching action. The TCPA emphasises the need for all 
stakeholders, including householders, developers and delivery authorities, to share 
such commitment through providing support in skills development and training, fiscal 
incentives and resource co-ordination6.  

                                            
3 Empty Homes statistics for London in 2008.  
4 The HoC CLG Committee launched an inquiry into decent housing standards on Wednesday 22 July 
5 see TCPA-URBED, A city of Villages, Greater London Authority SDS Technical Report Eleven, at 
www.london.gov.uk/mayor/planning/docs/tr11_villages.pdf 
6 See the Planning & Climate Change Coalition Position Statement  
www.tcpa.org.uk/data/files/pccc_position_statement.pdf 
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However the TCPA is concerned that the rhetoric is not carried through in 
implementation and delivery of the plan as a whole with climate change as the over-
riding concern and London effectively having a carbon budget. In addition to sections 
where draft policies have not improved on existing climate policies, there are 
inconsistencies and conflicts among policies which must be addressed and eliminated 
in the final Plan. For examples: 

• Policy 3.5: while the Mayor’s policy intention is to ensure an assumption against 
back garden development is welcome, the implementation of this policy allows 
for local discretion for compromise. The TCPA has long argued for the benefits 
and opportunities for protecting and retaining urban back gardens as part of an 
essential regional, sub-regional and local network of green infrastructure to 
tackle climate change adaptation and other social purposes which were 
highlighted in Section 3.2.  

 
• Policy 6.13 E d.: The focus on the economic prosperity of outer London 

boroughs has over-taken the environmental rhetoric of the climate change 
chapter, with this policy allowing outer London boroughs the flexibility to be 
more generous with parking standards for commercial developments. The 
conditions attached to this policy also do not include considerations for access 
and proximity to local services and emissions. This is contrary to the Mayor’s 
commitment to reducing London’s emissions and pledge to improve public 
transport access and services.    

 
Finally, as a potential source of information, the TCPA is a Lead Partner for the 
INTERREGIVC Project called GRaBS7 (Green and Blue Space Adaptation in Urban 
Areas and Eco Towns). With its partners, such as the London Borough of Sutton, the 
TCPA is becoming increasingly aware of the importance of adaptation and the need to 
bring measures forward through development plans. Each partner is producing an 
‘Adaptation Action Plan’, one objective of which is to deliver tailored adaptation 
responses. One of the key stages in the AAP cycle is the implementation and 
monitoring of delivery – similar to that of the London Plan. Targets are vital to driving 
change, and although the London Plan sets out some Key Performance Indicators and 
Indicative Actions for the Implementation Plan, the TCPA would like to see an indicator 
related specifically to the delivery of climate change adaptation measures.  
 
3.6 Sustainable and Integrated Planning for Transport 
The TCPA welcomes the intention to integrate the London Plan and Transport Strategy 
as vital to London’s sustainable future. However we have concerns that this is not 
being achieved so far, as regards the respective priorities, deliverability and 
effectiveness for the Plan’s outer London intentions. It should be recognised that 
transport will play a crucial role in making the polycentric pattern of development and 
growth successful and viable.  
 
TCPA again emphasises our concern about whether a number of policies are 
presented coherently which can achieve the Mayor’s carbon emission reduction 
targets, including policies promoting investment in public transport and other 
sustainable travel modes while allowing flexibility around private parking standards in 
outer London borough, see Section 3.5.   
 
The link with the draft Transport Strategy (namely paragraphs E15 and E16 in the 
Executive Summary) needs making more explicit, regarding key interchange 

                                            
7 See www.grabs-eu.org for further details of the project. 
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improvements both with the 'orbirail' network and at key outer London locations, where, 
subject to funding, further housing can be concentrated. 
 
3.7 Other Matters 
Sound evidence base: While the TCPA notes the shared evidence-base among the 
three draft consultation strategies, the TCPA emphasises that the draft London Plan 
and its policies must be supported and justified by robust evidence-base. This is 
particularly important given that this is a full review of the London Plan and that it will 
be scrutinised through the Examination in Public process.  
 
On a spatial vision for London: The draft London Plan lacks a strong vision for the 
capital to 2031 which needs to be developed to become an effective spatial plan for the 
sustainable development of London, including the wider regional context. CLG 
guidance (PPS11), though legally it does not apply to London, outlines the following 
elements required within a regional plan, many of which the TCPA believes is currently 
inadequately treated in the draft London Plan: 

• articulate a spatial vision of what the region will look like at the end of the period 
of the strategy and show how this will contribute to achieving sustainable 
development objectives.   

• provide a concise spatial strategy for achieving that vision, defining its main 
aims and objectives, illustrated by a key diagram, with the policies clearly 
highlighted; 

• address regional or sub-regional issues that will often cross county or unitary 
authority and, on occasion, district boundaries, and take advantage of the range 
of development options that exist at that level. The RSS should not address 
local issues which should be the subject of a LDD; 

• be consistent with and supportive of other regional frameworks and strategies, 
including the RSDF and the regional cultural, economic and housing strategies 

• be specific to the region: whilst it should have regard to national policies it 
should not simply repeat them nor resort to platitudes. It should provide spatially 
specific policies applying national policies to the circumstances of the region; 

• be locationally but not site specific, while not going into the level of detail more 
appropriate to a LDD; 

• be focused on delivery mechanisms which make clear what is to be done by 
whom and by when; 

• provide a clear link between policy objectives and priorities, targets and 
indicators. It should be monitored annually against the delivery of its priorities 
and the realisation of its vision for the region, and reviewed as appropriate; 

• should apply the test of adding value to the overall planning process; and 
• contribute to the achievement of sustainable development in line with section 39 

of the Act. 


