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INTRODUCTION
Housing Zones were announced in
2013 by then-Mayor Boris Johnson
and Chancellor George Osborne
in response to increasing criticism
of the shortfall between London
housing targets and delivery. Billed
as a housing version of the recentlyrevived Enterprise Zones concept,
they were intended to speed up
homebuilding by addressing flaws
in the existing funding model. The
programme consists of a mixture of
grants and loans to local authorities
and developers to help them build
out sites with large capacity. The
funding is targeted at sites which
have been held back by issues such
as poor accessibility, fragmented
land ownership, remediation needs
and low property values.

With the programme two years
in and 31 zones designated,
this report assesses progress and
initial impacts, including which
types of interventions are proving
effective. It then looks ahead at
how momentum can be maintained
over the 10-year lifetime of the
programme.

numbers and frank input, and
are intended in part to keep the
conversation between GLA and the
zones going and to help the zones
fulfil their objective of accelerating
housing development.

The research includes findings
from the Greater London Authority
and local authority documents
and data, but it also draws on the
experiences of the people tasked
with delivering Housing Zones,
through anonymised interviews and
Future of London’s Housing Zones
Network. The recommendations
draw on this combination of hard

Executive summary
The GLA’s Housing Zones
programme aims to support
housebuilding on difficult sites
across London. The programme has
proved popular, with the £400m
fund overallocated.
This research has gathered views
from people involved in delivering
Hosing Zones (HZs) on the process
so far.
Housing Zones have come about
at a time of uncertainty for the UK
housing sector, which is dealing
with the implications of the Housing
and Planning Act and Britain’s exit
from the European Union. These
developments pose a challenge to
developing large housing schemes
on a tight timescale.
The concept of HZs builds on
the Enterprise Zones policies
of the 1980s and 2010s.
Enterprise Zones (EZs) have been
criticised as an expensive way of
promoting economic development;
however HZs address some of
the shortcomings of EZs (e.g. by
investing in infrastructure), and

are different in important ways
(e.g. by not offering tax breaks or
regulatory freedom).
Housing Zone loan and grant
funding has had enthusiastic takeup, especially when contrasted with
the London Housing Bank, launched
at the same time.
At this early stage in the 10-year
programme, indications are that
HZs are enabling development at
a quicker pace. Opinions were
mixed on HZs’ impact on overall
numbers of homes and the amount
of affordable housing. While
broadly positive, interviewees saw
acceleration as more important.
Acceleration was put down to the
flexibility over how funding can
be used for interventions that will
unlock housing development.

HZ teams expressed concerns over
staffing and resources. While no
funding was initially available
for new staff, the GLA has since
opened a small fund and is looking
to reduce the amount of paperwork
required. However, concerns remain
over the longer term. HZs might be
a good place to test new ways to
share resources between boroughs.
With Brexit and housing sector
uncertainty unlikely to be
resolved soon, concerns over the
overallocation of funds and strains
on borough resources will need
to be addressed to keep up
early momentum over the life of
the HZ programme.

Interviewees saw HZs as
part of a wider regeneration
agenda and were keen for the
programme to reflect this. There
may be opportunities to link to
complementary work of borough
and GLA regeneration teams.
Housing Zones Progress Report
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Background
Housing Zones: definition and criteria
Aims and definition

Commissioning criteria

•

The stated aim of the Housing
Zones programme is to deliver
a minimum of 50,000 homes
across all tenures between 2015
and 2026. While not exclusively
tied to affordable housing, the
zones are expected to maximise
the amount of affordable housing
delivered. Funding is targeted at (1)
accelerating the delivery of housing
that would otherwise take longer to
build and (2) enabling the building
of homes which otherwise would
not be built.

The first Housing Zones were
selected from submissions from
London local authorities. Authorities
were invited to submit bids for
areas meeting the following criteria:

Good transport accessibility,
either already in place or
through proposed improvements

•

Maximise use of brownfield
land, for example through
intensification or town centre
renewal. Opportunity and
Intensification Areas in the
London Plan were seen as a
good fit, but other areas outside
of these were also considered.
The relevant characteristics
of Opportunity Areas were
identified as: low land values,
previous industrial use and/
or some form of market
failure which had prevented
development.

The GLA made £400m available
for the first round of funding:
£200m for loans to private-sector
organisations (including housing
associations) and £200m for
public-sector grants and recoverable
loans. The funding was moved
from the GLA’s existing Affordable
Housing budget for 2015-18,
which was underallocated.
The Department for Communities
and Local Government runs a
Housing Zones programme for
other areas in England, with a
fund of £200m to support 45,000
homes across 30 zones; these
zones fall outside the scope of
this report.

4
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•

Backing of a local authority
and willingness of the authority
to use its own resources to help
unlock development

•

Interventions must directly or
indirectly support new housing
supply

•

Each zone must have capacity
for a minimum 1,000 new
homes

•

Zones must demonstrate
additionality, either in the
total number of homes or by
accelerating existing schemes

•

Priority for bids able to deliver
higher numbers at the start of
the programme, before the end
of 2018

•

The new homes should meet
a variety of needs, including
a range of affordable options
and tenures

For the second round of Housing
Zone designations, the GLA
encouraged bids which focused
on development opportunities
involving public-sector owned land
(building on the 2016 launch of the
London Land Commission Register
identifying such sites).

Timeline
The following timeline tracks the Housing Zones programme to date, to provide context for the discussion that follows.

25 N13ov
20

Mayor of London Boris Johnson
announces programme of “tax
and planning incentives” and
10 potential zones

Prospectus launched: number
of zones increased to 20,
plus 10 zones outside London
managed by the Department
for Communities and Local
Government

30 S1e4pt
20

13 Ju14ne
20

Deadline for bids – 25
received

GLA makes changes to HZ
programme, reducing paperwork
required and opening revenue
fund to support staffing

22 Ju16ne
20

20 Fe5b

Abbey Wood, Plumstead and
Thamesmead | Abbey Wood and
9
South Thamesmead | Barking
Town Centre | Clapham Junction
to Battersea Riverside | Heart of Harrow
Hounslow Town Centre | New BermondseySouthall
| Tottenham

201

16 Mar

2015 2

10 0M16ar

Barking Riverside | Bromley 		
North | Canada Water
11 Catford Town Centre
Edmonton Heartlands | Feltham
Hayes Town Centre | Kingston | North Tottenham
Old Kent Road | Romford

Blackhorse Road | Wembley

Lambeth | Morden

20

4

201

2

Two new zones announced
(total 20)

25 Ju15ne

5 Ma6y

Eleven new zones announced
(total 31)

Two new zones announced
(total 11); Housing Bank loans
announced

Four new zones announced
(total 15)
Beam Park | Ilford | Meridian
Water | Poplar Riverside

201

Mayor Khan launches review
of Housing Zones programme
to assess scope for increasing
affordable housing and further
accelerating delivery, in line with
his manifesto commitments

Sadiq Khan replaces Boris
Johnson as mayor of London

First nine zones announced, 				
sharing £260m

Nov6

29 J1u5ly
20

8 Oct
2015

2

Three new zones announced
(total 18)

3

Alperton | Edgware Road |
Sutton One

Housing Zones Progress Report
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Policy change implications
The development of Housing Zones
has been accompanied by a degree
of uncertainty in UK housing policy.
The contentious Housing and
Planning Act – which received Royal
Assent in May 2016 – contained
measures which local authorities and
housing associations thought would
limit their ability to deliver new
affordable housing, including the
extension of Right to Buy to housing
associations, the sale of high-value
council-owned properties and the
promotion of Starter Homes.

However, since then some of the
measures have been abandoned
and others delayed, meaning that
developers face uncertainty over
funding streams and the types of
housing and tenures they should be
planning for.1
The vote for Britain to leave the
European Union may also affect the
housing market. In the immediate
aftermath of the vote, private-sector
housebuilders’ shares plummeted
and have only partially recovered.

Downgrades from credit agencies
and the potential loss of EU funding
streams have the potential to limit
funding availability in the future.
Savills and JLL have predicted that
house-buying will slow down through
2017-18, and it is likely that this will
impact developers’ desire to build
out large schemes quickly.2 However,
in this scenario, public-sector activity
may regain some of the market
prominence experienced during the
credit crunch.

Enterprise Zones
Housing Zones were modelling on
Enterprise Zones, an intervention
used in the 1980s and 2010s to
create jobs and promote economic
growth. The 1980s programme
consisted of measures such as tax
exemptions, capital expenditure
allowances, expedited customs
processing and reduced official
monitoring requirements.
In 2011, 25 new Enterprise Zones
were set up in England. They
were intended to spur economic
growth with a remit to focus on
opportunities (rather than just need);
sustainable income streams; work
with local enterprise partnerships
(LEPs) for a strategic view; and focus
on employment additionality. The

Royal Docks is the only Enterprise
Zone in London. Measures in the
support packages included business
rates discounts, enhanced capital
allowances, loans, and the ability
for LEPs to retain business rates.
Recent assessments of the Enterprise
Zone programmes concluded that
they were an expensive way of
generating jobs, and didn’t provide
much additionality.3 The reviews
suggested that employment and
skills support are key for effective
regeneration, but that Enterprise
Zones were focused on property
redevelopment, benefitting
landowners more than communities.
They recommended that support
should be tailored to suit local

characteristics, and that investment
should be used for infrastructure
improvements as well.
Housing Zones are like Enterprise
Zones in that they feature a
defined geographic area, take
a regional/strategic view, and
use public funding to leverage
private investment.
There are also important
differences: Housing Zones are
designed to facilitate housing
delivery rather than economic
development and jobs; the Housing
Zones measures do not include
tax exemptions or exemptions from
statutory duties; and do not attempt
to reduce bureaucracy.

Housing Zones Progress Report
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FUNDING
Funding for Housing Zones comes
from two sources: the GLA and
central government. In the first phase
of the programme, £400m was
made available to bidders; £200m
from the GLA as grant, and £200m
from central government as loan.
The GLA’s £200m was taken from
its 2015-18 Affordable Housing
Grant funding, on the basis that
Housing Zones would be a more
effective way of supporting housing
delivery in the short to medium
term. GLA modelling indicated that
homes funded through Housing
Zones would cost approximately
£36,000 per unit, versus £22,500
per unit under the Mayor’s Housing
Covenant programme, but noted
that the zones would help deliver
infrastructure in addition to housing.

Grant £m

Loan £m

Total £m

Proposed funding

200

200

400

Indicatively allocated

304

196

500

Over/(Un)allocated

104

(4)

100

Funding breakdown for first 20 Housing Zones. Source: GLA

By January 2016, £561.8m had
been allocated to the first 20 zones,
resulting in unfunded commitments
of £161.8m. The split of the funding
for the first 20 zones is shown in the
table above. The table shows that
grant funding was overallocated by
£104m and loan funding underallocated by £4m.
The GLA justified over-allocating
funds on the basis that some zones’
initial allocations of funding might
be revised down as part of the
due-diligence process, although
it noted that if this didn’t happen,

allocated funding would have to
be reduced through other means.
GLA experience also suggested
that grant levels might be reduced
as development partners came on
board, and/or if grant recovered
from other parts of the programme
was recycled.
Even though most of the grant is
repayable (i.e. an interest-free loan),
it is clear that this type of funding is
in much greater demand.
In the allocations to date, funding
was awarded only for capital spend,
with no revenue funding available.

Housing Bank
The 2013 launch of the
Housing Zones programme was
accompanied by a commitment to
set up a London Housing Bank with
a £200m fund. The mayor said it
would provide loans to private-sector
developers to accelerate delivery on
large sites. Like Housing Zones, this
commitment was intended to enable
faster delivery of new homes on
large sites.

In March 2015, the mayor
announced £52m of loans to three
developers (Quintain, Peabody
and Isis) to accelerate 643 homes
in Wembley, Thamesmead and
Tottenham.4 Of these 643, only 106
are expected to be delivered by
2018. One of these developers later
chose not to take up the loan, saying
they could get better terms on the
open market.

In return for low-cost loans to speed
up delivery, developers would be
required to let Housing Bank-funded
homes as Intermediate Rent for a
minimum of seven years, after which
time they could be converted to
other tenures.

In January 2015, a second phase of
the Housing Bank was announced,
the First Steps Challenge Fund
(FSCF). This fund provides £180m
for development of up to 4,000
Shared Ownership homes by 2020,
with a focus on delivery by 2018.

8
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In December 2015, the GLA
announced it had committed
£50m to two 500-home schemes
through FSCF, however Inside
Housing reported that take-up of
the loan fund had been slower than
expected, as housing associations
could get better rates through banks
or bonds.5
In general, it appears that private
developers have found the London
Housing Bank offer unattractive, as
they can obtain financing at better
terms on the open market. However,
it is possible that if the economy
changes and interest rates rise, the
loan funding offered by GLA might
become more useful.

ASSESSMENT
The success of the Housing Zones
programme depends on the
additionality it provides – whether
more homes will be developed
more quickly than without the

zones and through existing funding
mechanisms. A comprehensive
answer to this question requires
analysis of detailed data for
each scheme within each zone

at the end of the delivery period.
For this report, Future of London
conducted in-depth interviews with
Housing Zone stakeholders on their
experience to date.

Acceleration
With a delivery timescale of up
to 10 years, it is too early to
definitively say whether Housing
Zones will deliver the number of
units promised. Funding has been
allocated to support 75,000 new
homes, but none have yet been
completed. The first units are
expected to be delivered by 2018,
and the last in 2026.
Indications are that overall,
schemes are moving forward
more quickly than they would
have otherwise. According to
interviewees, this has been largely
due to a combination of the funding
made available to overcome
barriers, and better relationships
between the GLA family, local
authorities and developers.

Harrow housing zone acceleration
1000

Source: LB Harrow6

800
600
400
200
0

2014-15

2015-16

2016-17

2017-18

2018-19

Estimated number of homes delivered:
Without HZ

With HZ

As an example, Harrow has estimated that Housing Zone designation has
significantly speeded up the building of new homes, with 1,454 expected
by March 2019, compared to an estimated 325 without the Housing
Zone. Other authorities have anecdotally reported that delivery has been
speeded up by between two to five years thanks to HZ designation.

In many cases, funding has allowed authorities to address barriers which would prevent or delay developers bringing
forward a site based on market conditions. Some of the interventions most frequently mentioned as helping speed
delivery are highlighted below.

Leaseholder buyouts

Infrastructure work

Remediation

Early funding alleviates cash
flow problems where there are
large up-front costs before sales
income can be used. Funding
for leaseholder buyouts was
mentioned by interviewees as
an important part of schemes
involving estate renewal.

Many interviewees stressed the
importance of infrastructure
improvements to making sites
viable for housing development.
This broad category includes
accessibility improvements and
addressing physical barriers
(such as major roads and
waterways) and transport
improvements (upgraded
stations and improved services).

Several Housing Zones are
on sites which require land
remediation as a result
of previous industrial use,
for example gasholders in
Poplar and Southall. Typically
remediation falls to developers
and must be carried out before
construction can start, and
this can reduce the viability of
brownfield schemes and lead
to delays.

Housing Zones Progress Report
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In other cases, authorities reported
projects moving faster because
of the perceived reduction in risk
associated with Housing Zone
designation. With local authorities
committed by contract to meeting
housing targets, developers say
they feel more certain that projects
will not be held up by costly delays
and uncertainty, and that the GLA
will put pressure on councils to
smooth the path (whether this is
accurate or not).
Interviewees said the marketing
clout of having the mayor and
GLA publicly promoting zones was
also driving private-sector interest.
The GLA produced brochures and
exhibitions highlighting the Housing
Zones, and during his tenure,
Mayor Boris Johnson was personally
supportive of the programme, again
giving confidence to developers and
investors that the GLA and councils
would work together to overcome
barriers to development.
Some HZ practitioners also noted
that non-funded schemes were
starting to come forward both inside
and outside the HZ boundary. While
these schemes are not directly tied
to HZ mechanisms, HZs were seen
as important in giving developers
confidence; interviewees thought
that these schemes had been

accelerated by HZs, even
though they weren’t directly in
receipt of support.
However, not all of those delivering
zones felt that the programme was
speeding up delivery: in some
cases, officers felt there was little or
no overall change to delivery speed,
and in some zones it was felt that
the level of paperwork required
to access funding was holding up
development. Some HZ managers
said a more streamlined governance
process would enable quicker
decisions – this is picked up below
under Governance.
While at this early stage, Housing
Zones appear to be accelerating
delivery, it will be a challenge to
maintain the current cooperative
atmosphere over 10 years (and
two or more mayoral, local and
national election cycles). As the
fund is over-allocated, many
interventions remain unfunded and
could continue to disrupt delivery
until funding is resolved. While it
is possible that funding levels may
naturally be revised down as part of
the due diligence process, it is also
possible that some interventions may
be dropped if additional funding
cannot be secured.

In the context of uncertainty caused
by the Brexit vote, developers
will need assurance that Housing
Zones are still able to help speed
up development or make schemes
viable on difficult sites, and Housing
Zone partners should clarify which
interventions will be funded (given
the programme overspend) and
continue to work towards agreed
delivery timelines.
There are also indications that the
housing market will become more
cautious as a result of the Brexit
vote, which may affect the ability
of HZs to deliver large numbers
of homes quickly. According to
property consultants JLL and Savills,
the housing market is likely to slow
through 2017 and 2018 and to
manage risk, private housebuilders
may have less desire to build out
large schemes quickly.
Other potential Brexit effects
might include construction labour
shortages, higher borrowing
costs and the potential loss of
funding streams (e.g. the European
Investment Bank). At the same
time, uncertainty around central
government housing policy (e.g.
when and how the measures in the
Housing and Planning Act 2016 will
be implemented) is likely to reduce
appetite for risk.

Increase in number of homes
The additionality Housing Zones
provide in terms of overall numbers
of homes is difficult to gauge at this
stage, and even early indications
were mixed on this point.
Interviewees were less likely to
mention increased numbers of
homes as a significant effect of
HZ designation, compared with
accelerated delivery. Most felt that
similar numbers would have been
achieved without a Housing Zone,
albeit at a slower pace.

10
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On the other hand, some
practitioners felt that the numbers
used when bidding for HZ
designation were conservative, and
expected to deliver higher numbers
than stipulated in their contracts both
in relation to HZ-funded schemes
and wider market activity.
Several interviewees indicated
that Housing Zones give officers
and politicians backing to push
for higher densities in new
developments, especially around

transport interchanges. While this
type of development is supported
by the London Plan, it can often be
a source of discontent, especially
in suburban communities. These
interviewees felt that the public
profile of the GLA and mayor
reduced the political risks associated
with advocating higher densities.

Affordability
Housing is becoming less affordable
to Londoners, and new housing
especially so. The HZ programme
was not intended specifically to
provide additional affordable housing,
although there has been a focus at the
GLA on securing as many affordable
homes as possible.
The proportion of affordable housing
(covering social rented, affordable
rent and intermediate housing) in
Housing Zones ranges from 10%
in New Bermondsey to 55% in
Lambeth. Overall, to date there are
26,035 affordable units allocated
out of 78,066 total, which amounts
to 33% of the homes to be delivered
through the programme.
London-wide, in 2014/15
affordable housing accounted
for 25% of new development. At
33%, the affordable percentage
in Housing Zones is significantly
higher than the general trend, but
by itself is unlikely to make much
of a difference to the problem of
affordability in the capital.
Interviewees did not report a
significant increase in affordable
housing as a result of Housing
Zones, and in some cases felt that
the political imperative to ensure

new developments have a high
percentage of affordable housing
was obstructing progress in HZs.
Mayor Sadiq Khan was elected
in May 2016 partly on a promise
to increase ‘genuinely affordable’
housing. Housing Zones offer one
mechanism through which this might
be achieved, although it will likely be
difficult to introduce changes into the
existing zones without causing delay,
as contracts have been signed and
funding allocated.
Many felt that a 50% affordable
target – promised by Khan in
his 2016 manifesto and being
translated into policy by City Hall –
would be unachievable on Housing
Zone sites, which are by their nature
already not fully viable to develop
and have competing uses for subsidy
(e.g. land remediation, transport
improvements, land acquisition
and consolidation).
In November 2016, the GLA issued
a Draft Affordable Housing and
Viability Supplementary Planning
Guidance and Affordable Homes
Programme Funding Guidance,
which set out the new mayor’s
approach to affordable housing –
in particular, an intention that

privately-developed sites should
deliver a minimum of 35%
affordable housing and publiclyfunded sites 50%. The GLA review
of Housing Zones around the same
time recognised that they represent
a special case and that the lower
benchmark should apply. With
current commitments giving 33%
affordable housing in the zones,
it seems feasible that a 35% target
can be met, especially given the
announcement of extra funding
for London housing in the 2016
Autumn Statement.
Additional affordable housing has
been negotiated in at least one
Housing Zone, Barking Riverside,
where the target percentage of
affordable housing in the 10,000home masterplan was raised from
28% to 35%, potentially rising to
50%. Even on this scheme, 50%
affordable housing is an aspiration,
and the minimum level of affordable
housing is more in line with the
Housing Zones average. Further,
as this scheme is a joint venture
involving GLA land, it may prove
difficult to replicate this approach in
other HZs without the allocation of
extra subsidy.

Housing Zones Progress Report
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Flexibility
Housing Zones were launched with
a promise that the GLA would take
a flexible approach to funding and
tailor interventions to the individual
conditions and barriers in each
zone. The fund for the 2015-18
Affordable Housing Grant was
underspent because of its perceived
lack of flexibility, and the HZ
approach was designed to address
some of the criticisms aimed at the
former programme.8
The GLA has proved true to its
word in taking a broader
approach to funding non-housing
interventions that will unlock
housing development, for example
in transport and access
improvements, land remediation
and infrastructure work.
The adoption of a rolling
designation process allowed for
zones that were ready to move
ahead while others developed plans
or incorporated feedback, without
fear of losing out on funding. The
addition of a further round of
designations has allowed councils
to submit extra zones, split existing
zones, and/or join the programme
at a later date.
The approach to designating a zone
boundary has also been flexible:
in some cases boundaries were
drawn tight, in others, a broader
outline or indicative zone gave the
potential to include new sites within
the boundary at a later date. In the
Tottenham zone, Haringey Council
was able to submit a bid with a
broad outline, which was later split
into two zones, Tottenham Hale

12
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The Housing Zones programme is explicitly
designed to be innovative and flexible and as
such may involve novel methods of providing
funding, or tailoring housing investment or
planning policy to local circumstances to
increase housing delivery – GLA7
and North Tottenham; in Enfield,
the Edmonton Heartlands zone was
added as a new zone adjacent to
Meridian Water. While most zones
have councils as the accountable
body, in the two Thamesmead zones
the accountable body is a housing
association, Peabody.
Given the short initial application
timeframe, boroughs expressed
concerns that numbers and
scenarios in bids might become
outdated as plans progressed and
could cause complications with
contracts. The GLA has proven
flexible in this too, allowing numbers
and phasing to be updated as the
zones progress. However, many
applicants have suggested that the
process could be more streamlined,
and that the reporting requirements
are too onerous.
Some borough officers have also
questioned whether the flexibility
promised by the Housing Zones
programme can be delivered
effectively through the relatively
inflexible process of Affordable
Housing Grant and loans, which
must be tied to specific housing
outputs. Many felt that while the
programme aims to address the right
issues (i.e. take an area approach

and look at interventions which can
unlock development), available
funding tools still tend to be too
site-focused and rigid. On the other
hand, some thought that some
of the HZ programme’s flexibility
had come at the expense of clarity
over what could and could not be
funded.
Given that many of the funding
restrictions are inherited from
Treasury, the mayor and the GLA
should discuss how the available
funding might be freed up to do
what is needed; at the moment,
there is a feeling that the GLA’s
good intentions are being held back
by the restrictive nature of housing
funding programmes.
Finally, while zones can include
various types of housing, homes
must adhere to environmental
and design guidelines. While
flexibility here would likely to been
seen as an unacceptable tradeoff and set a bad precedent, the
GLA has previously relaxed space
standards as a way of making
housing more affordable, in its
support of Pocket Homes.

Tottenham Housing Zone
Tottenham is to the east of London Borough of Haringey
and borders LB Waltham Forest. The area – defined here
as the area covered by the 2015 Tottenham Area Action
Plan (AAP) – includes two tube stations, five rail stations
and a major bus station; the borough’s most iconic
business, Tottenham Hotspur FC; and the River Lee. It is
likely to be on the route for Crossrail 2, and sits within the
strategic London–Stansted–Cambridge Corridor.
However, as with many areas along the Lee Valley,
Tottenham has challenges related to its industrial
heritage. Much of the land along the canal is industrial,
and the road network caters to heavy traffic. Road and
rail infrastructure create barriers to movement within the
area, and isolate it from the Lee Valley Regional Park
next door.
In addition to physical barriers, as the starting point of
the 2011 riots, Tottenham suffered not only damage to
buildings, but a longer-lasting stigma which has proven
harder to heal.
Historically, the area has suffered from high
unemployment, poor health, and overcrowding, amongst
a host of other social problems. The 2010 Index of
Multiple Deprivation shows a clear divide between the
wealthier west of the borough (including Highgate and
Muswell Hill) and Tottenham in the east. Tottenham has
long been a priority area for LB Haringey and the GLA.
After the 2011 riots, the GLA awarded the area £28m in
regeneration funding, matched by £13m from Haringey
and £20m from Transport for London.

Index of Multiple Deprivation
(2010) in LB Haringey

The Housing Zone funding is intended to support wider
investment in the area and kick-start development
activity. By providing money to carry out critical
improvements to transport, accessibility and public
realm, the zone will enable housing developments which
depend on this infrastructure.

The Housing Zone

When Housing Zones were announced, Tottenham
was labelled a front-runner and used to inform the
development of the programme from an early stage.
Haringey’s bid was in the first group of Housing Zones
to be confirmed in February 2015.
The Tottenham Housing Zone covers the same area as
the Tottenham AAP, making it one of the larger zones at
560ha. However, in its first phase, it is Tottenham Hale
at the southern edge of the zone which will be the focus.
Located next to the River Lee, Tottenham Hale is the
industrial area of Tottenham, and contains Tottenham
Hale rail and bus interchange, a retail park, and light
industrial warehouses. Since 2007, work has been
underway on Hale Village, a mixed-use development
which includes housing, student accommodation, a
health care centre, and office and commercial space.
Despite Tottenham Hale’s good transport links, other
developments have been slow to progress.
Haringey was allocated £44m of funding to deliver
1,956 homes in Tottenham Hale, 560 (29%) of which will
be available below market rates. Funding will be used
to address infrastructure requirements, acquire sites, and
provide grants or loans to overcome funding gaps.
The bulk of the new homes in the first phase will
come forward in the period 2015-18, although the
programme runs until 2025. These homes sit within an
overall AAP target of 5,000 homes in Tottenham, 50%
of which will be below market rates (30% private sale,
20% private rent, 30% intermediate ownership and
20% affordable rent).
Unlike some other Housing Zones, Tottenham contains
relatively little public land that is not in active use. The
public sector must therefore work closely with private
landowners to achieve the desired level of change.

Characteristics

New district town centre
In line with the trend to encourage higher-density
development around transport hubs, the Tottenham AAP
envisages much higher densities around Tottenham
Hale interchange as well as the formation of a new
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Tottenham
HaleHale
Tottenham
Total
homes:
1,9651,965
Total
homes:
Affordable homes: 560
Affordable
homes: 560
GLA
funding: £44.1m
Zone
560ha £44.1m
GLAarea:
funding:

North Tottenham
North Tottenham
Total homes: 2,000
Total homes: 2,000
Affordable homes: 600
Affordable homes: 600
GLA funding: £62m

Zone area: 560ha

GLA funding: £62m

Indicative figures; source: london.gov.uk

Indicative figures; source: london.gov.uk

district town centre. Currently, a low-density retail park
sits next to the station. This will make way for higherdensity mixed-use development, to include space for
retail, leisure, hotels, community uses and education.
Haringey is in talks to establish a joint venture to take
this forward.
Private rented sector housing
Haringey is proactively promoting the private rented
sector in Tottenham Hale. Census data from 2011
shows around 30% of properties in Tottenham Hale
as PRS (slightly above the London average of 27%).
However, existing PRS is often fragmented and poorly
managed. Haringey is seeking to raise standards by
attracting larger-scale, institutional PRS, which can
offer greater stability to tenants. The Housing Zone
is expected to have around 20% of properties as
dedicated PRS.
Tottenham Infrastructure Fund
With significant levels of housing needed by 2018,
a flexible approach to phasing has been developed.
A Tottenham Infrastructure Fund will have delegated
authority to shift funding between phases and sites,
depending on how quickly each site is progressing.
This will allow decisions to be made quickly,
maintaining momentum and avoiding costly delays.
Green Link
The Housing Zone will provide funding for a £50m
east–west Green Link to link Tottenham High Road to the
Lee Valley Regional Park. New bridges and public realm
will improve access to this significant amenity, providing
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pedestrian and cycle routes away from the busy main
roads which currently dominate the area. The Green
Link will be key to connecting individual developments
within Tottenham Hale and providing a coherent and
coordinated public realm.
Transport infrastructure
Tottenham Hale’s road-heavy layout has long been
a barrier to creating an attractive place to live. In
2015, TfL converted the one-way road system to twoway operation, redesigned the bus station terminal,
and added improvements to the road layout to help
pedestrians and cyclists.
Tottenham Hale station is also due to receive a
£20m upgrade, with improvements to capacity and
accessibility. This will accompany Network Rail
upgrades on the Stratford–Tottenham Hale–Angel Road
line to allow four trains per hour. Improvements to the
station must also take account of Crossrail 2, which is
likely to pass through Tottenham Hale. On the current
timetable, Crossrail 2 would be operational by 2030.
Second Housing Zone
In March 2016, North Tottenham was awarded a
separate Housing Zone package. This second zone
covers the High Road West and Northumberland Park
regeneration areas around White Hart Lane stadium,
and includes two estate renewal schemes. An allocation
of £62m will help deliver 2,000 homes by 2026, 600
(30%) of which will be affordable. Funding will be
used to meet upfront costs such as land assembly and a
district energy network.

INNOVATION
Alongside flexibility, Housing Zones
were launched to promote greater
innovation in addressing the barriers
to housing delivery.
The zones themselves include a range
of innovations, some of which are
explored in the case studies here.
These include delivery vehicles, use of
public land, and ways to reduce the
cost of remediation.
In the second round of HZ
designations, priority was given to
schemes which could build on the
work of the London Land Commission
and use public land as a driver for
housing development. Here too,
there is innovation, especially around
consolidation of public services and
estates, and combined uses, for
example incorporating operational
transport sites.
At the launch of the Housing Zones
programme, the GLA’s prospectus
suggested the zones might work

Use of public land
Reflecting a broader trend,
many Housing Zones see
councils, TfL and GLA bringing
public land forward for
development, particularly
where it can leverage private
investment. This trend builds on
the work of the London Land
Commission, whose mapping
exercise documented public
land across London.

along the lines of Enterprise Zones,
where businesses within a defined
area are freed from regulatory
burdens, with the assumption that
this will make it cheaper and quicker
for them to grow.

Building on the concept
of the government’s
Enterprise Zones, this
work will explore,
with local and national
government, mechanisms
which could accelerate
housing delivery in these
areas through tax and
planning incentives. – GLA9
A June 2014 GLA press release
accompanying the Housing Zones
launch referred to “removing all
unnecessary planning restrictions”
and proposed proposed that “the

Use of council-owned
companies
Also part of a broader trend,
councils are increasingly
forming private companies to
support development, with over
50 in the pipeline in London.
Council-owned companies offer
greater control and source
of income. However, these
structures also increase risk to
councils.

absence of planning constraints
in these zones will significantly
accelerate construction.”
The planning incentives and
tax breaks alluded to in
these statements have not yet
materialised. This may not be a
bad thing: planning incentives
introduced in 2013 allowing
conversion of buildings from office
to residential use have been widely
condemned by local authorities
and the business community for
producing low-quality housing,
not contributing to community
infrastructure and sapping local
economies. Tax and planning
incentives to accelerate delivery
might include the relaxation of
Community Infrastructure Levy or
Section 106 commitments, but
these would be unlikely to be
supported by authorities which
depend on them to fund social
infrastructure.

Use of GLA powers
As well as allocating funding,
GLA has stepped up use
of legal powers, land and
resources to support Housing
Zones. GLA-owned land is
being used at Beam Park, CPO
powers used in Southall and
land purchase in Blackhorse
Lane.
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Meridian Water HOUSING ZONE
Meridian Water is the largest development opportunity
in LB Enfield, with around 85ha expected to deliver
8,000 homes over 20 years. As part of the Upper Lea
Valley Opportunity Area, it is expected to provide much
of the growth potential for the borough, and is banking
on a riverside location and transport improvements to
drive development.
A 2013 masterplan envisaged 5,000 homes in
Meridian Water, although this figure has since been
revised upward as a result of securing transport
improvements which will support higher densities.
At the southern edge of the borough, and intersected
by the River Lee, North Circular road and a rail line, the
historically industrial area has suffered from severance
and the local station, Angel Road, is one of the least
used in London. That is due to change, with significant
investment in transport upgrades supporting new
housing development.

Meridian Water

Total homes:Water
3,675
Meridian
Affordable homes: 1,470
Total
homes:
3,675
GLA funding:
£25m
Zone area: 85ha
Affordable
homes: 1,470
Indicative
figures; source:
london.gov.uk
GLA
funding:
£25m
Zone area: 85ha

Land assembly
Enfield has taken a proactive stance towards
development in the area, using council funds to buy
land, supported by a £80m loan from the European
Investment Bank in 2015. Since 2015, the council has
purchased 18ha of land, which it says is enough for
around 5,000 homes. This approach was adopted
in response to a lack of market interest in the area,
due to fragmented land ownership and remediation
requirements. So far, all deals have been voluntary,
although the council has the possibility of using CPO
powers too.

Edmonton Futures
Total homes: 3,007
Edmonton Futures
Affordable homes: 1,219
Total homes: 3,007
GLA funding: £33.5m
Zone area: 1.49ha
Affordable homes: 1,219

Indicative figures; source: london.gov.uk
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The Meridian Water Housing Zone was allocated £25m
in June 2015 to help with the cost of a new station,
land remediation, speeding up a new heat network and
a new high street. The funding is expected to support
the delivery of 3,675 homes, 1,470 (40%) of which will
be affordable. The zone borders the Tottenham Housing
Zone (LB Haringey) to the south and the Blackhorse Lane
Housing Zone (LB Waltham Forest) to the east.
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GLA funding: £33.5m
Zone area: 1.49ha

The council’s strategy is to assemble the land itself,
apply for planning and then sell the ready-to-build
land on to development partners Barratt London
and SEGRO. While this approach adds risk for the
council, it also allows development to move forward
more quickly and offers the possibility of retaining
ownership of some of the land to set up a long-term
revenue stream.

Transport improvements
Rail infrastructure is vital for development at
Meridian Water. The current station, Angel Road,
is one of the least used in London, thanks to poor
accessibility and a low frequency of trains. Network
Rail’s Stratford to Angel Road (STAR) improvement
programme will add an extra track to the line,
allowing up to 4 trains per hour from 2018 and
the possibility for more in the future.
Meridian Water also lies on the proposed route
for Crossrail 2, and could benefit from increased
development if the project goes ahead.
To address accessibility problems, a new Meridian
Water station will replace Angel Road. The new
station will provide better access to the Housing Zone
area and will be complete in 2018 to coincide with
the first phase of development.
Accessibility improvements will be complemented by
Enfield’s £30m Mini-Holland cycling scheme, which
uses money awarded by the GLA to develop better
cycling infrastructure in the borough.

Phase 1
In June 2016, planning was granted for phase one
of Meridian Water, comprising 725 homes and a
new station plus retail, leisure and community uses.
The new station, combined with service improvements

enabled by line upgrades, will boost the area’s
accessibility and support higher density development.
The site for phase one was previously used
for National Grid gasholders, which were
decommissioned in 2013. Housing Zone funding
enabled the early remediation of the site to prepare it
for development.

Infrastructure
Housing Zone funding has also enabled the
accelerated completion of the Lea Valley Heat
Network, which will be completed in 2018. Launched
in 2014, the network will connect new homes at
Meridian Water to a low-cost, low-carbon heat and
hot water supply.

Regeneration
The Meridian Water site is re-profiled Strategic
Industrial Land, and Enfield is keen to see employment
uses continue in the area. Using funding from the
London Regeneration Fund, the £2.7m Meridian
Works project will create Europe’s largest makerspace
at the centre of Meridian Water. The five-year project
will provide workshop and studio space, and is
intended to bring new businesses to the area, change
perceptions and seed uses for future economic activity.

Edmonton Futures
One of the aims of the Meridian Water masterplan
is to promote integration with nearby Edmonton
and extend the benefits of investment to surrounding
communities. In March 2016, Enfield’s bid for a
second Housing Zone was approved. The Edmonton
Futures zone is close to Meridian Water and has been
allocated £33.5m to help with two estate renewal
schemes. The Edmonton zone will see 3,007 new
homes, 1,219 (41%) of which will be affordable.
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REGENERATION
Regeneration was not a stated aim
of Housing Zones, but many of them
are within major regeneration areas
and are de facto regeneration
projects. Nineteen of the 31 zones
are in Opportunity Areas, the GLA’s
designation for brownfield areas
expected to accommodate much of
London’s population growth. Many
interviewees expressed concern that
regeneration wasn’t high enough on
the Housing Zones agenda, and that
the long-term quality of areas might
come second to the short-term need to
build large numbers of homes quickly.
Many HZs are managed by
regeneration teams, and often the
bids for HZ status have a strong
regeneration emphasis. Many
areas already had regeneration
programmes underway, sometimes
for a long time, for example in
Wembley, Tottenham, Alperton,
Thamesmead, Southall and Harrow.
Most of the HZ practitioners we
spoke to welcomed investment in
physical infrastructure but expressed
concerns that the focus on housing
will lead to the neglect of other,
‘softer’ aspects of regeneration, such
as social and economic support,
placemaking and opportunities for
existing residents.
Many interviewees felt that, as de
facto regeneration programmes,
HZs should be more explicitly linked
to economic development and local
economies. Some felt that the naming
of Housing Zones perpetuated this
disconnect, and that calling them
“Growth Zones” or “Regeneration
Zones” might encourage a wider

Estate renewal

Eight Housing Zones involve estate
renewal schemes, which have an
inherent link to regeneration and
affect large numbers of existing
residents. Increasingly, schemes
which involve redevelopment of
estates come under intense scrutiny
from residents, pressure groups
and media outlets concerned that
existing residents will lose out.
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The primary aim of a Housing Zone is the maximisation
of new housing supply … In this respect, they differ
from many other regeneration or housing investment
programmes which have been about the wider
development of an area, or about improving existing
stock, rather than increasing overall supply
– GLA Housing Zones Prospectus10
view of what would benefit the area
in the long term.
On the other hand, one HZ officer
welcomed the tighter focus on
housing delivery, arguing that areabased regeneration programmes of
the past didn’t put enough emphasis
on core viability and put delivery at
risk by diluting focus and funding
among too many competing outputs.
Implementing effective regeneration
requires a strong understanding
of how an area is used and how
it might change over time, often
requiring detailed study, for example
in masterplans, area action plans or
Opportunity Area Planning Frameworks.
In many Housing Zones, these plans
have already been adopted and can be
used to guide development; however,
not all zones have this groundwork
in place to coordinate development
occurring at speed.
While the Housing Zones programme
is relatively long at 10 years, it will
be outlasted by many regeneration
and estate renewal schemes, which
can have timescales of 30 years or
more. A strong planning framework
can help guide development after the
Housing Zone has ended, especially
as Housing Zones are in part intended
to catalyse further private investment.

Regeneration funding

GLA has provided regeneration
funding in several housing zones
through the High Street Fund,
Outer London Fund, Mayor’s
Regeneration Fund and London
Regeneration Fund. Fifteen of what
are now Housing Zones have
shared £34m of funding since
2011, although 16 zones have
received no regeneration funding.

Planning frameworks provide a longerterm strategy which can set the context
for intensive development, which many
felt was missing or at risk of being
overlooked.
There is a tension between considered
development and speed, as studies
take time to conduct and can delay
development; however, oversights
are very difficult and expensive to
correct after development has finished.
Interviewees generally thought AAPs and
OAPFs were useful to give context to
development, but were often out of date.
While in some cases, regeneration
teams in councils and at the GLA
felt involved in consultation and
decisions, in others they felt locked
out. Regeneration officers should be
included in HZ governance by default,
rather than as ad hoc consultees.
As an example, LB Harrow has
an ongoing relationship with the
GLA whereby staff from the GLA
regeneration team are seconded
to the council. At the moment, this
includes advising on Harrow’s
Housing Zone. LB Haringey also has
a person seconded from the GLA’s
regeneration team, to work on tying
in the Tottenham Housing Zone to
wider economic development in the
Upper Lea Valley Opportunity Area.

Cultural enterprise zones
Mayor Sadiq Khan’s Cultural
Enterprise Zones will include
several Housing Zones. Also
based on the Enterprise Zone
concept, CEZs in Housing Zones
represent an opportunity to
integrate housing development
with cultural, regeneration and
employment initiatives in areas
undergoing rapid change.

THAMESMEAD Housing Zones
Thamesmead’s two Housing Zones provide an
opportunity to kickstart development in one of London’s
last major riverside opportunity sites. Between them,
London Borough of Bexley and Royal Borough of
Greenwich secured more than £70m funding for
Thamesmead from the GLA. Both Housing Zones will
be developed by Peabody.
Built in the 1960s and ‘70s by the Greater London
Council, Thamesmead was famous first for its
ambition and later as a byword for failures in
post-war planning.
Now with a new major landowner – Peabody –
alongside cross-borough support, Housing Zone
funding from the GLA, and Crossrail arriving in 2018,
there is an opportunity to effectively address aging
infrastructure and provide additional housing.
The Housing Zone reinforces the respective growth
strategies of RB Greenwich and LB Bexley. Taken in
tandem, these parallel initiatives will help to establish
a coherent economic and place-making context for
Harrow Manorway and the first phases of estate
renewal at South Thamesmead, and Plumstead/
Pettman Crescent.

Background

Home to around 40,000 people, Thamesmead covers
more than 800ha, stretching from Plumstead in the
west to Belvedere in the east.
Ambitious GLC plans for the area were never fully
realised, and while a large amount of public housing
was completed, Thamesmead has always lacked
decent transport links, shops and services. In 1975,
Harrow Manorway – part of the A2041 – was built,
slicing Thamesmead from north to south along the
Bexley–Greenwich border. Other major roads limit
access between neighbourhoods, and large areas
occupied by Belmarsh prison and Crossness sewage
works create further barriers.
On the other hand, Thamesmead has lots of amenities:
to the north is the Thames, and to the south is
Metropolitan Open Land and the Green Chain Walk.
Throughout the area are five lakes, a number of green
open spaces and parks and 7km of canals.
When the GLC was dissolved in 1986, governance
of the area was transferred to Thamesmead Town Ltd.
which later split into three organisations to manage
housing (Gallions), community (Trust Thamesmead)
and land (Tilfen Land).

Abbey
Wood
& South
Thamesmead
Abbey Wood, Plumstead
Thamesmead
Abbey
Wood
& South
Thamesmead
Abbey&Wood,
Plumstead
Total homes: 1,216
Total homes: 1,459
Total homes:
1,216
Total
Affordable
homes: 591
Affordable homes:
681 homes: 1,459
GLA
funding: £35m
GLA funding: £13m
Affordable
homes: 591
Affordable homes: 681
Zone area: 13.4ha
Zone area: 22.8ha

GLA funding: £35m
Zone
area:
13.4ha
Total
homes:
1,216

Abbey Wood
& source:
South Thamesmead
Indicative
figures;
london.gov.uk

& Thamesmead

GLA funding: £13m

Abbey Wood, Plumstead & Thamesmead
Zone area: 22.8ha
Total homes: 1,459
Affordable homes: 591
Affordable homes: 681
Indicative
figures;
GLA funding:
£35m source: london.gov.uk
GLA funding: £13m
Zone area: 13.4ha
Zone area: 22.8ha

Indicative figures; source: london.gov.uk
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In 2014, Peabody took over all three, bringing
housing, community investment and over 100 acres of
developable land in Thamesmead under the ownership
of a single, well-resourced organisation. The housing
association is developing a 30-year plan for housing
renewal and new homes in Thamesmead, with the
potential to provide up to 14,000 homes. In 2015,
parts of the area were designated as Housing Zones,
one each in Bexley and Greenwich.

Champions Board

Key sites

Transport and Crossrail

Funding will be provided for 13 sites across the two
boroughs, covering a total of 35ha.
In Greenwich, sites in West Thamesmead, Broadwater
Dock, Griffin Manor Way and Titmuss Avenue have
been allocated up to £23.8m from the GLA towards
1,459 homes, 681 (47%) of which will be available
below market rates. The sites include derelict plots and
redesignated industrial land.
In Bexley, sites along Harrow Manor Way (Southmere
Village, Coralline Walk, Sedgemere Road and Binsey
Walk near Abbey Wood station) will receive up
to £47.7m to help deliver 1,216 homes, with 591
(48%) below market rates. Some of the sites require
demolition of 1960s housing.
Across both zones, over £700m of investment from
Peabody will drive delivery.
In October and November 2016, Bexley and
Greenwich granted planning permission for the first
phases of development, which will bring 1,500 homes.

Funding

The Housing Zone funding is a mix of loan and grant
to Peabody, which will be responsible for delivering the
homes. The funding will allow delivery to start sooner
and with more affordable housing. The two councils
will share £13m to invest in improved public spaces on
Harrow Manorway and around Plumstead station.

Cooperation between boroughs

In 2009, Bexley and Greenwich adopted a joint
supplementary planning document for Thamesmead
and Abbey Wood after it was designated an
Opportunity Area in the London Plan. More recently,
the neighbouring boroughs set up working groups to
oversee the design of the new Crossrail station and
associated public realm at Abbey Wood and worked
together to win GLA regeneration funding for their
respective Housing Zone bids which is administered
through joint working groups.
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A joint Champions Board has also been set up by the
boroughs, including leaders and cabinet members
from both councils along with senior representatives
from Peabody, GLA and TfL. The board meets quarterly
to discuss progress in the two Housing Zones and
related cross-borough issues. Separate groups have
also been set up to encourage joint working at
executive and officer level.
The area around Abbey Wood station is one of
the focal points for the HZ funding. Abbey Wood
will be the final stop on the south-eastern branch of
Crossrail when it opens in late 2018. Crossrail will link
Thamesmead to Canary Wharf and central London.
Both boroughs have been lobbying for a possible route
extension to Gravesend which is currently safeguarded.
Abbey Wood is the main transport link for the area,
and the arrival of Crossrail has spurred development
activity: in 2015, U+I (formerly Development Securities)
built Cross Quarter, an £85m mixed-use development
comprising a supermarket, hotel and 216 homes.
As part of Crossrail work at Abbey Wood, a new
station is under construction and TfL has allocated £6m
for investment in the public realm. Work is underway,
and the new station will be completed late 2017.
However, with the station serving a large area,
other transport and access improvements are needed,
most obviously between housing and transport hubs,
but also to open up access to green spaces and the
riverside. There is also potential to link Thamesmead
to communities on the other side of the Thames.
Options being explored include bridges, tunnels and
a ferry service

Regeneration funding

The raised section of Harrow Manorway near Abbey
Wood station also presents a challenge to integrated
development and regeneration in the area. There are
long-term plans to retrofit the road to provide more
of a high-street feel; in the short term, this is being
supported by the London Regeneration Fund.
Peabody submitted a bid to build a temporary high street
using modular units and public realm improvements, and
in January 2016 were awarded £1m for the project.
The boroughs had previously won £150,000 from the
High Street Fund (matched with £75,000 from each)
for public realm and shopfront improvements on Wilton
Road next to Abbey Wood station.

RESOURCES AND SKILLS
Local authorities are under
significant strain as they cope
with reduced government grant,
while trying to be proactive
in accommodating London’s
population growth (especially the
urgent problems of homelessness
and temporary accommodation).
The Mayor’s Design Advisory
Group and 2016 London Housing
Commission warned that lack of
capacity in the public sector is
as much – if not more – of a
barrier to delivery on large
schemes than planning policies
or land availability, and
cautioned that ignoring this issue
will create bottlenecks in the
development process.11
Housing Zone teams we spoke
to expressed concerns over the
resources available to them, both
in terms of staff and funding.
Interviewees noted that initially, no
revenue funding was available for
extra staff, which could have an
effect on deliverability as existing
staff had to take on more work. The
GLA has since made limited funding
available for HZ teams, although
many thought a more long-term
solution was needed.
In some cases, the HZ is the
responsibility of a small team, in
others it might just be one person.
LAs don’t have the money to recruit
heavily to support this work, so staff
are often stretched.

Some interviewees also expressed
concern about skills in the public
sector, where staff experienced in
leading housing delivery have been
lost as authorities’ role in housing
delivery has been curtailed. Many
thought that teams didn’t have the
full set of skills required to see a
large programme through from start
to finish.
The GLA has recognised a skills
gap, and allocated £15,000 for
Housing Zone publicity, training
and events, to help build capacity
in delivery teams. As part of this,
GLA has supported Future of
London’s Housing Zones Network,
which organises regular CPD events
and insight seminars to share best
practice and innovation around
Housing Zone-specific issues, as
well as quarterly updates from the
GLA. This knowledge-sharing has
been useful for HZ teams, who can
discuss common issues and compare
progress, and the network will
continue through 2017 at minimum.
The GLA has also boosted its own
capacity, building a new team to
deal with the contracting process;
some HZ officers felt that this should
enable GLA to take some of the
administrative burden of HZs away
from the boroughs and free them up
to concentrate on delivery.

Other support options mentioned
by interviewees included: access to
GLA group advice and expertise;
reducing the detail or frequency of
reporting required of authorities;
sharing of legal or planning advice;
and secondments of GLA staff to
work with councils on HZs. Based
on input from local authorities, the
GLA has now committed to reducing
reporting requirements and the
number of legal documents involved
in the contracting process, and has
pledged to ensure HZ-related issues
are incorporated into high-level
working groups to ensure better
connections with other parts of the
GLA family.
Again, Harrow Council has a history
of close working with the GLA,
stemming from the designation
of Harrow Town Centre as an
Opportunity Area and joint working
on an Opportunity Area Planning
Framework. Harrow has taken
seconded staff from GLA planning
and regeneration, building a strong
working relationship between
the two organisations as well as
contributing to capacity.
GLA’s regeneration team is currently
looking into other ways to share of
public-sector expertise, and Housing
Zones might be a good place to test
any new models.
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HEART OF HARROW Housing Zone
The Heart of Harrow Housing Zone links two priority
regeneration areas in this diverse outer London borough:
Harrow town centre and Harrow & Wealdstone.
As well as targeting increased housing delivery,
Harrow’s housing zone is part of the council’s drive to
adopt a more commercial approach to service delivery.
The plans showcase Harrow’s desire to make best use
of council assets and establish new income streams in
the face of reduced funding from central government.
The council’s bid includes plans to move its civic centre
to a new, more compact site and use the excess land
for housing; to develop purpose-built, council-owned
private rented sector (PRS) housing; and to increase
density around transport hubs.
The Housing Zone is predicted to help deliver 5,294
homes by 2026 (1,415 directly through HZ funding,
the rest indirectly), almost double the 2,800 envisaged
in the 2013 Area Action Plan (AAP) and nearly enough
to meet the whole borough’s London Plan housing
target of 5,927 over the same period. 1,545 homes
(29%) will be available below market rates, with a mix
of affordable and intermediate housing. Originally
designated as an Area for Intensification, Harrow town
centre was upgraded to an Opportunity Area in the

Total homes: 5,295
Affordable
homes: 1,545
Total homes:
5,295
GLA funding: £31.4m
Affordable
homes:
1,545
Zone area: 177ha

GLA funding: £31.4m
Zone area: 177ha

Indicative figures; source: london.gov.uk

Indicative figures; source: london.gov.uk
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Further Alterations to the London Plan, indicating greater
capacity for new homes and employment.
The Harrow Housing Zone inherits its boundary from
the 2013 Heart of Harrow AAP, which sets out the
strategic growth plan for Harrow, Wealdstone, and the
Station Road corridor between the two town centres,
covering around 177ha and containing most of the
borough’s regeneration sites.

Key sites

Key sites within the Harrow HZ include Hyde Housing’s
College Road (a decommissioned post office),
LandSec’s Harrow View (a former Kodak factory),
Origin Housing’s sites in Harrow & Wealdstone and
the Cumberland Hotel in Harrow town centre, and TfLowned land by Harrow-on-the-Hill station.
The zone encompasses Harrow-on-the-Hill and
Harrow & Wealdstone, two well-connected stations
linked by an underperforming linear high street.
Most of the zone’s development sites lie along the
corridor between the two stations, and good transport
accessibility is supporting higher-density development
around the stations, most notably at the College Road
site. Transport for London has committed to improving
accessibility at Harrow-on-the-Hill, and is even bringing

forward some of its own land for development as part
of its commercial development drive.
Many of the development sites in the Harrow HZ are
owned by the council, and it is looking to use these
assets to kick-start development and regeneration.
Harrow owns a large amount of land in the HZ,
including the civic centre, leisure centre and two
car parks. Existing uses will be reprovided on more
compact sites, freeing up land for housing. As well as
providing housing, the civic centre redevelopment is
seen as key to the wider regeneration of Wealdstone,
one of the most deprived wards in the borough.

Housing Zone funding

The GLA is providing £31.5m to projects within the
Harrow zone which includes loans to Hyde of up to
£5.4m and Origin of up to £17.5m, and up to £8.8m
of recoverable grant to the council to help redevelop
the civic centre.
In addition, a change to phasing has been negotiated
for Harrow View, where a school has been moved to a
later phase so that housing can come forward earlier.
A 2014 graph produced by the council shows how HZ
funding will allow housing delivery to occur much sooner.
By the council’s estimates, the HZ will have supported the
delivery of 1,779 homes by 2018/19, compared with
just 325 in the same period without the zone.

Commercialisation

Harrow council has adopted a commercialisation
strategy which underlines the importance of finding
new revenue streams to fund council services in the
wake of reduced central government funding.
The borough has already had some success in setting
up HB Public Law, a legal services company jointly
owned by Harrow and neighbouring LB Barnet. The
arrangement means both councils save on costs,
while the new company can also generate revenue by
providing services to other authorities.

Zone provides opportunities to experiment with other
forms of council-owned companies. Cabinet reports
detail plans for a residential private lettings agency
and private rented housing; and a construction delivery
unit is also being explored.
Up to 600 market-rent PRS homes are planned, which
the council will retain ownership of to give a stable,
long-term income stream. This has been factored into
the council’s budget and after paying back initial
costs, will play an increasingly important role in
council finances.

Heart of Harrow

As the council’s AAP and the Housing Zone share the
same boundary, the Housing Zone is integrated into
the broader regeneration strategy for the area.
Under the 20-year regeneration strategy approved by
the council in December 2014, £1.75bn will be used
to renew the two town centres and improve public
realm, transport and access. As well as supporting
greater housing density, the strategy is expected to
generate an extra 3,000 jobs.
The strategy seeks to boost the two town centres
within the AAP area by investing in Station Road – the
linear high street which links them. Harrow has been
allocated £225,000 for work on Station Road through
the London Regeneration Fund, which follows a £2.2m
investment from the Outer London Fund in Harrow
Town Centre.

Staff

Harrow council has developed strong links with the
GLA, and several staff have been seconded to the
borough over the past 6 years from the GLA’s planning
and regeneration teams. These appointments, funded
by the borough, have enabled sharing of skills and
expertise for work which the council does not have
internal capacity for. The close relationship allows better
understanding between the two organisations, and has
included joint work on the 2013 Area Action Plan.

One of the recommendations in Harrow’s 2015-18
Commercialisation Strategy is to establish new income
streams through regeneration, and Harrow’s Housing
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Governance
It is a condition of Housing Zones
that there is a strong governance
structure in place to make

decisions and monitor progress
– the Challenge Panel process
and Joint Programme Boards are

intended to provide oversight,
share information and help solve
issues as they arise.

The “Challenge Panel” is a review panel comprised
of senior officers of the GLA sitting alongside invited
external representatives who act to both review and
provide guidance on proposals to be considered by the
GLA going forward. – GLA12

complicated and implied a lack of
trust in authorities’ ability to deliver
projects. Some questioned the
need for the level of detail asked
of project teams, especially where
a degree of uncertainty meant that
numbers were likely to change.

Challenge Panels

Interviewees on all sides of the
process saw the use of Challenge
Panels as useful in helping to
pinpoint which interventions were
most useful for supporting housing
delivery, and informing bid

development in a short timeframe,
including providing direction to
other possible sources of funding.
However, some borough officers
felt that the accompanying
due diligence process was too

As noted above, GLA has since
reduced the level of reporting
required of HZ teams and has
committed to reducing the amount
of paperwork involved in the
contracting process.

Joint Programme Boards
The GLA application process
encouraged the setting up of Joint
Programme Boards (JPBs) to provide
oversight and bring together key
partners. Typically, these include
council portfolio holders, HZ officers,
GLA senior management and area
managers. Delivery teams reported
that the use of JPBs had been useful
in keeping the programme moving
and maintaining senior awareness
and support. They also thought

that JPBs were useful for ironing
out problems between parties
and setting agreed expectations,
although some found it difficult to
follow-up agreed actions due to a
concentration of decision-making
powers at higher levels.
Some HZ teams expressed frustration
that waiting for approval from
cabinet or GLA senior management
could slow progress – especially
where amendments were considered

minor but had to go through a full
approval process. Delivery teams
felt programme boards and area
managers should be empowered to
make decisions within a framework
set by executive groups. In
Tottenham, the council cabinet has
devolved decision-making powers to
the Joint Programme Board to speed
up decisions that would otherwise
have to wait for cabinet meetings to
be resolved.

Communications
The GLA publishes documents and
data online, including marketing
brochures, funding agreements
and programme data. The use
of brochures and the integration
of Housing Zones into the GLA’s
general housing communications
has highlighted to developers and
communities that Housing Zones are
priority areas and are part of the
mayor and GLA’s commitment to
increasing housing in the capital.
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Housing Zones have been picked up
by the property industry to promote
investment and development; for
example, Savills has featured the
programme prominently in its
communications, indicating that
HZ publicity can have an effect
on developer interest in an area.
Several HZ officers mentioned that
they had seen increased developer
interest since HZ designation, even
outside funded schemes.

While static communications such
as brochures become out of date
quickly due to the changing nature
of the programme, they are still
useful for providing some clarity on
what is planned for an area, to both
developers and communities.

LOOKING AHEAD
With the Housing Zones programme
set to run until at least 2025 and
delivery still in its early stages, the
programme must be prepared to
cope with changes in the political
and economic landscape if it is to
remain on track.
In the 2016 Autumn Statement,
Chancellor Philip Hammond
announced £3.15bn for affordable
housing in London between 201621. While allocations have not been
announced at the time of writing, it
is possible that some of this funding
could be directed to supporting the
Housing Zones programme, either
to address the current overallocation
or to support new interventions. In
the longer term, recycled loans will
enable funding to be allocated to
new projects.
This welcome new funding must
be balanced against the political
and economic uncertainty posed
by Britain leaving the EU and the
provisions of the Housing and
Planning Act. Greater clarity on how

and when the Act’s provisions will
be implemented and a proactive
approach to mitigating possible
effects of Brexit could allow the
sector to plan ahead and keep
delivery on track.
Strategic alignment among major
infrastructure projects will be key
to getting the most from housing
delivery. Several Housing Zones are
well placed to take advantage of
upgrades to Network Rail’s Stratford–
Tottenham Hale–Angel Road line.
Future Housing Zones might target the
HS2 and Crossrail 2 routes, including
plans for value capture mechanisms
to maximise public investment.
Sadiq Khan’s A City for All
Londoners vision document,
combined with the 2016 Affordable
Housing SPG and Homes for
Londoners funding guidance, show a
clear direction of travel for the mayor,
although it remains to be seen how
the property market will respond to
changes and what impact a new
London Plan will have.

While housing will likely remain
a key political issue in London for
many years, it has never been more
important to approach development
sensitively. Against a background
of increasing cynicism and hostility
about the purpose of estate renewal,
in late 2016 the mayor released
a Good Practice Guide to Estate
Regeneration. The estate renewal
schemes underway in Housing Zones
will need to adhere to the highest
standards to avoid being held up by
resident and media opposition.
Similarly, with regeneration an
ever-more contested concept in
London, making sure new housing
developments benefit existing
communities – or at least do no
harm – should be paramount. The
new Creative Enterprise Zones
and targeted use of the GLA’s
regeneration programmes could
help alleviate the disruption caused
by rapid new development.
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LESSONS AND RECOMMENDATIONS
GLA
•

Provide clarity as soon as possible on
overallocation of funding

•

Continue to use publicity and marketing to
promote Housing Zones as sites for development

•

Utilise relationships with other parts of GLA
family and high-level access to stakeholders

•

•

Use mayoral, deputy mayoral and GLA publicity
clout to promote HZs

HZs should be closely integrated into the
GLA’s regeneration programme, with a focus
on mitigating development impacts and local
economies now and in the future.

•

Monitor development sector risks associated with
Brexit and plan ahead to minimise impact (e.g.
construction labour market)

•

Explore greater use of secondees, rotating
placements or centralised pool of expert advisors
with borough HZ teams

•

Include regeneration teams in planning for
accelerated housing delivery, to offset negative
impacts

•

Lobby on behalf of London authorities to free
them from constraints (such as borrowing limits)
and protect investment in affordable housing (by
limiting Right to Buy)

•

Carry the administrative burden of contracting
and reporting as much as possible

•

Continue to incorporate borough and developer
feedback into programme to maintain momentum

•

Continue to promote dialogue with and between
Zones; give regular programme updates

•

Expand the use of programme boards for major
projects, to keep stakeholders informed and
resolve issues at an early stage

•

If not already in place, develop or update
planning frameworks for the HZ area to guide
future investment and development

•

Ensure teams have the skills and resources to
continue to deliver HZs as they move through
different development phases

Boroughs
•

Look ahead to how to maintain momentum over
the 10-year lifecycle of the HZs

•

Monitor development sector risks associated with
Brexit and plan ahead to minimise impact (e.g.
construction labour market)

•

Plan for interim uses and regeneration projects
inside Housing Zones; look to long-term
placemaking to integrate new housing into
existing areas

•

Support capacity in HZ teams, and also
planning, regeneration, and related disciplines

•

Continue to use own assets and resources to
accelerating development.

•

Build on the regeneration aspect of HZs by
promoting regeneration projects in and around
the HZ; apply for GLA and other funding

•

Continue to develop council-owned companies to
intervene where the market won’t

•

Delegate powers to HZ teams to enable them to
make decisions quickly within a framework set by
cabinet members

•

•

Explore staff sharing between Housing Zones in
different boroughs

Ensure quality. People losing faith in housing
from ‘both sides’: they feel not enough is being
done, but they also don’t like what is being
done. Should tread carefully and make sure
developments held to a high standard.

26

Housing Zones Progress Report

CONCLUSION
The number of applications for
Housing Zone status and the fact that
the fund is oversubscribed are proof
that the programme meets a need for
local authorities, especially in contrast
with the London Housing Bank, which
was announced at the same time and
has had far lower take-up.
On the whole, the Housing Zones
programme appears to be working
well towards objectives of speeding
up delivery and supporting delivery
of affordable housing. Interviewees
were broadly supportive of the
programme and think it is speeding
up delivery.
While interviewees did have some
concerns over aspects of how the
programme was managed – in
particular the strain it was putting on
stretched local authority resources
– the GLA has been active in
gathering feedback from councils
and responding, showing that the
programme is a priority. Reducing
paperwork and making extra
funding available for staffing are
two changes that demonstrate a
pragmatic and flexible approach to
supporting housing delivery.

As many interviewees noted,
perception is critical to success;
many emphasised the role of support
from the mayor, GLA and council
members in giving developers
the confidence to move ahead
with schemes. In light of this, it is
important that this softer side of the
programme is not neglected.
At this early stage, Housing Zones
appear to be addressing some
of the shortfalls identified in
assessments of the Enterprise
Zones programmes, for example
in the tailoring of funding to local
context and use of funding for
infrastructure improvements.
While HZs aren’t directly intended
to promote economic development,
the regeneration aspect shouldn’t
be sidelined.
Regeneration has become a
contested concept, including in
some Housing Zones. Public
discourse on regeneration and
housing in London has become
noticeably more negative as people
feel – justifiably or not – that they will
not benefit from new development.
The public and media increasingly
want to know that regeneration
goals are genuine and new

development will not harm existing
communities, and a clearer focus on
the regeneration benefits of Housing
Zones might help make a positive
case for housing development.
While HZs themselves should focus
on core housing delivery, councils
and the GLA could reinforce the
regeneration aspect by promoting
projects in and around zones.
For councils, this could include
meanwhile uses and placemaking
schemes; for the GLA, greater
involvement of the Regeneration team
and encouraging HZs to apply for
funding for regeneration projects.
Future of London will continue to
support delivery teams through the
Housing Zones Network, sharing
updates, innovation and best practice
with those implementing HZs. The
Housing Zones programme runs to
2026, and early efforts will need to
be sustained over the longer term
if delivery is to stay on track. At the
same time, the flexible approach to
funding has been received positively
by borough teams, and could be
rolled out to non-Housing Zone
projects to help London meet its
housing need.

ENDNOTES
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