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Shoppers, or rather developers and homebuyers, are watching closely as ministers and the Mayor of London roll out emergency planning changes to kick‑start housebuilding across the capital. The short, time‑limited rules aim to speed up starts, ease design constraints and reduce upfront affordable housing levies, but questions remain about whether they’ll actually deliver more homes.
Fast‑track offer: Temporary fast‑track planning for schemes with a minimum 20% affordable housing, 60% of which must be social rent, runs until March 31, 2028 or until a new London Plan lands. 
Less red tape up front: Developers can avoid initial viability assessments, cutting early delays and costs, though a later gain‑share review can require extra affordable homes if profits rise. 
Investor nerves: Late‑stage reviews and uncertainty around longer‑term levies still worry overseas and institutional investors, making equity commitments shaky. 
Reality check: High interest rates, steep construction costs and weak buyer demand mean the policy tweak may help some sites but won’t fix the core economics of building in London. 
Local buy‑in matters: The measures could stall without co‑operation from boroughs and clearer guidance on Community Infrastructure Levy relief and mayoral call‑in powers.
Why the government thinks a fast‑track will jump‑start building now
London’s delivery is at historic lows, and the pitch from Whitehall is simple: speed planning decisions to get more starts. That’s why ministers and the Greater London Authority agreed a fast‑track route for schemes that hit the 20% affordable housing bar, with a heavy social rent element and reduced upfront tests. The mood is pragmatic, with officials hoping shortened timescales and fewer early hurdles will translate into spades in the ground faster.
You’ll notice the measure is sensory as well as technical, politicians talk about the urgency and developers about the “rush” to submit schemes before the deadlines. But these are emergency, short‑term fixes. They’re designed to nudge activity now rather than rewrite the market for decades.
But will relaxed rules actually change developer economics?
A lot of experienced planners and funders are saying: not by themselves. The heart of the problem is money, higher borrowing costs and expensive materials make many schemes marginal or loss‑making, so shaving planning time or tweaking affordable thresholds doesn’t always move the needle. Savills and Molior figures show starts and sales are alarmingly low, so even a sensible planning tweak still meets a tough finance environment.
That’s not to say the changes won’t help some projects that were simply stalled by long viability fights. For those, avoiding early assessments and getting CIL relief could be the pragmatic shove they need. But anyone buying into these reforms as a silver bullet will likely be disappointed.
Where the mayor’s powers change the game for boroughs and developers
One clear outcome is a shift in who holds sway. The mayor now has expanded ability to call in schemes and act on green belt decisions over specific thresholds, which strengthens the GLA’s leverage. That gives developers an alternate route past a hostile borough, but it also concentrates late‑stage uncertainty, particularly via gain‑share reviews that kick in if market conditions improve.
For investors, that late uncertainty can be off‑putting. Equity providers don’t like the prospect of a retrospective obligation to deliver more affordable housing, so while the GLA’s tools increase delivery teeth, they also raise questions about long‑term investor confidence.
What developers and boroughs need to agree for these measures to work
If the fast‑track is to deliver, boroughs must play ball. Developers need consistent, quick decisions and clarity on CIL relief and design relaxations. Several planning lawyers have suggested a temporary pause on upward‑only reviews could help attract investment now, and some builders want longer windows than the current deadlines allow to get schemes to start on site.
On the ground, practical matters matter: whether local planning teams are resourced to turn around applications quickly, whether councillors accept reduced affordable ratios under the fast‑track, and whether lenders will back projects that rely on these temporary rules.
Who benefits, and who loses out under the temporary rules
Smaller or mid‑sized schemes that were being held up by drawn‑out viability talks could benefit most, and projects already close to starting may find the reduced upfront friction helps. Conversely, large institutional build‑to‑rent projects, which rely on long‑term certainty and predictable returns, may still struggle if late‑stage reviews remain a threat.
Homebuyers and renters may see some new supply in the medium term, but the measures alone won’t make homes cheap overnight. The policy also risks uneven outcomes across boroughs, depending on how keen local planners are to adopt the fast‑track.
The bottom line: a tactical nudge, not a market reset
These emergency measures feel like a necessary shot across the bows of a stalled market: faster decisions, lighter upfront tests and targeted incentives. They’re worth trying, and they might unlock some stalled sites, but they don’t address the two biggest headwinds, expensive finance and high build costs. For a sustained rebound, regulators, investors and central government will need to act together on funding, taxation and construction economics.
Ready to see if your next project or purchase could benefit? Check the consultation details, run new viability scenarios and monitor borough guidance so you’re ready to move before the deadlines.
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