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London Mayoral Note
Introduction

 ondon entered the 21st Century with a brand new government structure.
L
An additional tier of local government was created called the Greater London
Authority (GLA), comprising the Mayor of London and the Assembly. This
resulted in most city-wide ‘authority’ powers being vested in London’s first
democratically elected Mayor. This represented a major step change after a
14-year power vacuum in the city.
As we look towards the sixth Mayoral term, how has it faired, and what does
the future hold?

The evolution of the London Plan
 he creation and implementation of the London Plan has been
T
an important part of the development of the post-2000 system
of city-wide government. The requirement of the Greater
London Authority Act (1999) that the Mayor of London should
create a legally binding ‘spatial plan’ provided the first Mayor,
Ken Livingstone, with an opportunity to produce a document
that allowed him to create a relatively detailed picture of his
view of how London should develop.

“…areas of flexibility, where authorities may want to
consider how their particular circumstances might differ
from those of London overall” and secondly advise on
areas where greater analysis is required to determine
local policies1. Here we saw a pendulum shift away from
the approach taken by Livingstone who took a far more
structured and dominant role with respect to the lower
tiers of government.

“The new London Plan under Sadiq Khan has taken
some two years of drafts and consultations and 12
“The creation and implementation of the London Plan

weeks of Planning Inspectorate hearings.”

has been an important part of the development of the
post-2000 system of city-wide government.”

The London Plan, first published in 2004, was used by
Ken Livingstone to create a top-down policy on the boroughs.
On issues such as residential densities, housing allocations,
waste regulation and tall buildings, Livingstone had views
that were often at odds with some or all of the boroughs. The
London Plan gave the Mayor the power to guide borough
planning policies. Furthermore, in a revision to the GLA
legislation that took place in 2008, the Mayor successfully
gained the power to call-in larger borough planning decisions.
Conformity to the plan was a tool for the Mayor to influence
some of the policy outcomes to the boroughs.
However, despite this enhanced capacity for the Mayor to
use the London Plan to push through particular projects
and policies, harnessing 32 London boroughs made it hard
for even a Mayor such as Livingstone to make a material
difference to much of the city. The boroughs, through their
own local development frameworks, still retained much of
the planning capability within their boundaries.

“Johnson’s tenure as Mayor began in May 2008 and
signalled a notable departure in the scope of the
London Plan.”
Boris Johnson’s tenure as Mayor began in May 2008 and
signalled a notable departure in the scope of the London Plan.
His publication ‘The Greatest City on Earth’ was published
in 2013, and, whilst having no policy weight, set out his
ambitions for the British capital to be the envy of the world in
2050. In the opening pages of his draft London Plan (2011), it
is noted that the new plan would be “…shorter, more clearly
strategic and user-friendly” than its predecessor and that
with respect to advice to the boroughs it would first provide

The new London Plan under Sadiq Khan has taken some
two years of drafts and consultations and 12 weeks
of Planning Inspectorate hearings, and is still to be
adopted. Whilst intended to be more user-friendly, it runs
to over 500 pages. Khan’s plan represents a shift away
from the less interventionist approach of the Johnson
years, and instead suggests a shift back to the more
prescriptive approach favoured by Livingstone. Following
the Inspectorate’s response in October, Khan has agreed
to reduce the plan’s ten-year housing target by almost 20
per cent but has rejected the Inspectors’ finding that the
plan’s blanket opposition to the development of green
belt sites through both plan-making and decision-taking
“is not consistent with national policy.”
In addition, whilst Khan sees cooperation with
neighbouring authorities in the Home Counties as
being an important mechanism to meet the capital’s
housing and development aspirations, the Inspectors
were “unconvinced that they represent a political and
administrative structure that would be capable” of
facilitating a co ordinated development approach. Clearly
therefore, whilst Khan’s tenure has signalled a shift to a
more prescriptive Mayoral role akin to the Livingstone
years, his approach has highlighted some of the key
constraints on the role of London Mayor, from divergence
with the national position on green belt, to the limitations
of coordinating with local authorities that lie outside of
the London administrative boundary.

“Khan’s tenure has signalled a shift to a more
prescriptive Mayoral role akin to the Livingstone
years.”

1

Holman, N (2010). ‘The Changing nature of the London Plan.’

Mayoral initiatives over the years
In 2011, the Localism Act passed control of the Homes
and Communities Agency (HCA) and London Development
Agency (LDA) to the Mayor, delegated the affordable
housing budget and enabled the Mayor to establish Mayoral
Development Corporations (MDCs). This was decisive in
shifting the focus of the GLA from strategy to that of delivery.
 his has seen the growth of new mechanisms to
T
support London’s housing and development needs. The
establishment of MDCs has been one of the most prominent,
following the London Legacy Development Corporation
which was formed in 2012. The establishment of MDCs
is now being considered for other areas in London which
require large scale co-ordination of investment and planning.
The Old Oak and Park Royal MDC (OPDC) was established
in 2015. Following a review, Khan decided to continue with
the OPDC, however it has come into difficulty due to issues
including land assembly, Housing Infrastructure Funding
(HIF) and continued uncertainty over HS2. This has raised
questions over how MDC powers are used and whether
they could be better utilised.

“There has been renewed focus on why London’s
large under-utilised brownfield sites, especially the
Opportunity Areas, have too often failed to deliver the
scale and pace of regeneration needed.”

Within the context of the capital’s housing crisis and
associated impact on the city’s long term competitiveness,
there has been renewed focus on why London’s large underutilised brownfield sites, especially the Opportunity Areas
(OAs), have too often failed to deliver the scale and pace of
regeneration needed. The use of OAs has grown significantly,
with the draft new London Plan identifying 48 such locations.
However, a range of interrelated issues have been cited as
limiting their potential from financial support to governance
structures. With finite resources and an ever growing
patchwork of OAs being added, there may be a case
for focusing on those OAs that will have the greatest
chance of success.

“New financial mechanisms continue to be coming
forward to further support housing delivery.”

 ew financial mechanisms continue to come forward to
N
further support housing delivery. Notably, the Nine Elms
project is the first in England to be funded through Tax
Increment Financing (TIF) which pays for regeneration on
the promise of higher tax revenues from new business in the
district. However, with the London Mayor having no fiscal
powers, the mechanism is reliant on central government.
There is scope to expand the use of TIF, for example
potentially to support the Bakerloo Line extension, but it
ultimately lies beyond the scope of Mayoral powers, which
represents its principal constraint 2.

“London, despite Brexit uncertainty, continues to
be ranked as the best European city for long-term
commercial real estate investment potential.”

 espite Brexit uncertainty, London continues to be ranked
D
as the best European city for long-term commercial real
estate investment potential, aided by the strength of the tech
sector3. Keeping the UK attractive to such private Foreign
Direct Investment (FDI) will be vital in ensuring that the UK
is able to build and maintain world-class infrastructure4.
However, can both domestic and international investment
be sustained? A new planning regime requires 35-50%
affordable housing, Mayoral CIL has increased substantially
in several outer London boroughs, there are s106 and
s278 capital requirements combined with TfL’s land capture
approach. These all pose natural financial viability questions.
Investors and developers are highly agile and London is
competing with other regions and cities within the UK.
Furthermore, whilst London’s role as a global city gives it
a favourable status, FDI could equally divert to other major
centres internationally. Such investment can be key in
unlocking larger regeneration schemes which otherwise may
not have been viable, such as Battersea and Silvertown.
There is a fine balance to be struck therefore between the
fiscal burden on one hand and attracting new investment on
the other.
 he housing supply chain is also increasingly being shaped
T
by a diverse range of operators. Registered Providers (RPs),
who have traditionally served a non-profit social role focused
on the delivery of affordable homes, have seen their output
decline as sales of private homes have fallen. At the same
time, a number of profit focused companies and investors
have entered the affordable housing market. Adding to this
diversity has been increasing innovation by local authorities
to support increased delivery, with boroughs including
Croydon and Barking and Dagenham setting up their own
development vehicles.

2
3
4

‘London project to use risky funding model’ (April 2013, Financial Times)
‘London retains crown as best European city for real estate investment’ (City AM, September 2019)
‘The importance of foreign direct investment in UK infrastructure’ (London First, March 2019)

Going forward
As we look to a new Mayoral term, what do we consider to be the main priorities
for the new occupant at City Hall to support housing delivery.

1	Through greater strategic control

	Move away from a numbers2

of housing bodies, the new
Mayor should look for more
opportunities for intervention in
the housing market in order to
support increased delivery.

centric approach to delivery,
but focus on the delivery of new,
high quality places, particularly
in areas of growth and
regeneration potential.

	Working with the 32 boroughs is
3

key to unlocking delivery, but it
should be recognised that there
will be instances where local
authorities will not play their role.
In these instances, the Mayor
should be prepared to intervene.
A balanced approach of carrot
and stick is likely to have the
greatest chance of fostering
a supportive environment at
borough level.
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Headline pledges

What was achieved?

• Transport improvements, such as reducing road traffic by
15% by 2010, increasing motorbike parking and introducing a
congestion charge on cars

• Congestion charge started in February 2003 reducing
traffic and congestion levels

• Reclaim empty homes across London

• Increase in empty homes from 42k (2001) to 43.4k
(2004)

• Support for large-scale transport projects (Thames Gateway
Bridge, Croydon tram-link and docklands light rail extension,
London Crossrail and £1bn a year tube modernisation

• Transport improvements implemented, Gateway
Bridge abandoned

• Support for developers of tall buildings and/or major housing
developments to meet affordable housing targets

• Steady increase in housing during his time

• Introduction of Oyster smart card

• Has proved to be an ongoing success to support an
integrated transport system across London

• Reform congestion charge (increase and with monthly
charges)

• Resulted in a reduction in traffic levels and generated
funds for public transport improvements

• Invest in open green spaces

• Funding announced, 100 new pocket parks delivered

• Cut London carbon emissions by 60%

• Ambitious target missed

• Oppose Heathrow expansion, new airport in Thames Estuary
proposed

• Thames Estuary proposal not progressed

• Build 50k new affordable homes in 3 years

• 40.6k affordable homes delivered in first three years
of Johnson’s tenure

• Release GLA-owned land and launch a new First Steps
Housing Scheme

• Scheme ended, but 52,000 have moved into First
Steps

• Invest in Regional Housing Pot (empty homes)

• Empty homes decrease achieved

• 2012 Olympics legacy to last long term, with improved
transport links, sports facilities and employment

• Olympic Park transformation long term

• Reduce Tube delays, build Crossrail, extend Bike Hire

• Crossrail delayed until 2021, bike hire success

• Secure transport projects (e.g. Crossrail 2, Bakerloo Line,
London Overground extensions)

• Works to be submitted / determined

• Build homes on mayoral and TFL land

• TFL target of 10,000 missed, only 322 completed

• Build thousands of homes every year, with 50% affordable
housing

• Less than a quarter of new developments meet the
affordable housing target

• ‘Homes for Londoners’ to bring together housing, planning,
funding and land powers

• Over £4.8bn funding to support 116,000 affordable
homes by 2022

• Protect green belt, green spaces and play spaces

• Interventions by Khan on various projects

• Prevent fracking in Greater London

• To be implemented in the draft new London Plan

• Transport targets, such as more cycle storage and parking,
consult on Ultra-Low emission zone

• To be implemented in the draft new London Plan

• Make cycling and walking safer, more segregated cycle routes

• Doubled, with 116km of protected cycle lanes

A London political perspective
By Rebekah Paczek

A whole lifetime ago, back in the year 2000,
Independent candidate, Ken Livingstone, commenced
his Mayoralty with the words ‘As I was saying before
I was so rudely interrupted 14 years ago…’ and there
we had – what we thought – was a clear indication of
the type of Mayoralty this first Mayor of London would
implement. But were we right? Ken proved to be a
most pragmatic Mayor, focused first on delivery and
second on politics. He was a passionate Londoner,
as often seen on the tube as he was in the press. As
an Independent he was freed from political restrictions
and focused solely on London as a global city. For
planning and development, his 50% affordable housing
requirement was always the ambition he drove towards
but was underpinned with the practical requirements
of delivery and his team were authorised and enabled
to drive growth. Under him came the pedestrianisation
of Trafalgar Square, the OIympic Games, the Shard,
a huge increase in affordable and shared ownership
housing. Even when he was drawn back into the
embrace of the Labour Party he kept his distance from
the political machine. The first ever London Plan was a
remarkable document and continues to underpin much
of the successful development we have seen across
London over the past 20 years.
Next came Boris. A very different Mayor.
Or was he? From the opposite side of the political
spectrum, like Ken, Boris was seen as something of a
renegade, standing apart from the party and therefore
able to push London rather than play politics. Where
Ken was a grafter, Boris was a showman who put in
place an exceptional team to ensure that delivery never
wavered. With relatively new powers meaning schemes
could be called-in and both refused or granted, the

relationship between the Mayor’s office and the London
boroughs shifted – in some cases working well, in others
more hostile. The most notable element of the Boris
Mayoralty was the continuation of, rather than break
from, the policies of Ken, particularly when it comes to
planning and development. Boris was a Conservative
Mayor, but he was known more for his appearances on
Have I Got News For You and his ‘lovable’ lack of tact
than he was for his politics.
And so to Sadiq, a Mayor more restricted by political
considerations than either of his predecessors and
a Mayor who is using his Mayoralty as a step in his
political career at a time when the party he is so much
a part of is pulled by conflicting values. On paper, Sadiq
has delivered on his promise for 50% affordable homes
within every development referred to the GLA but in
practice, this has not translated to delivery. At one point
last year, he faced a real prospect of being de-selected
by his own Party for the position he currently holds and
had to fight to ensure he could stand for re-election as
a Labour Mayor. Even now, the internal difficulties within
Labour play large on the London stage. In this context,
is it a surprise that his Mayoralty has been less notable
for it’s achievements and more notable for its publicity?
Is this because the incumbent Mayor is caught up
in politics or is it because he is a political Mayor? Do
Independent Mayors (and those approximating them)
serve London more effectively by being able to put City
before Party? It certainly seems to have been the case
so far.
One final thought - it appears to boost the chances
of a candidate no end if they are known to the
general population by their first name only. Time to
ditch ‘Stewart’?
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