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London SE1 2AA
Dear Boris, 

A new plan for London – Proposals for the Mayor’s London Plan
Thank you for giving the City Council the opportunity to comment on the Mayor’s ‘a new plan for London’ consultation document. The City Council is keen to work closely with the Mayor to produce a more effective, collaborative, strategic London Plan. 
In particular the City Council strongly supports the Mayor’s intention for a new central London sub region, new emphasis on inner London, the intention to revise growth figures for the Opportunity Areas and the continued commitment to climate change. The opportunity to comment on the use of renewable energy measures and the location of tall building is also particularly welcomed. 

There are a number of issues where further clarification is required and these are set out in more detail in the attached pages. In particular there is a need to ensure greater connection and consistency with the Mayor’s Economic Development Strategy and Transport Strategy. 
I hope the attached comments are useful.

Yours sincerely

Rosemarie MacQueen 

Strategic Director Built Environment
General Comments
The City Council supports the intention to produce a shorter, more strategic, user-friendly London Plan. The City Council has previously argued that the current London Plan is too lengthy (over 200 policies), too detailed, and in parts, too site-specific in its nature. This has created difficulties for the production of the City Council’s Core Strategy planning document which has to provide locally distinctive spatial policies. It is vital that the London Plan only deals with matters that are of genuine strategic importance to London. 

The intention for a more consensual approach focusing on agreed and shared objectives rather than questions of process or structure is strongly supported. 
The production of a new London Plan rather than piecemeal alterations is a sensible option and provides greater certainty for local planning authorities in the production of LDF documents. To this end clarification is sought as to what stage in the production process significant material weight can be given to proposed policies in any new London Plan.

Sub Regions
A new central London sub-region is strongly supported and welcomed. Whilst recognising that there are difficulties with any sub-division of London, the City Council has previously argued against the existing ‘pizza-wedge’ London sub-regions (Westminster is currently within the north ‘slice’ sub-region). A central grouping is a far more sensible grouping of boroughs facing similar central London issues, and would support the Central London Forward grouping of boroughs. Central London is important economically for London as a whole - for example in terms of the provision of employment - and this should be carefully balanced with the proposed greater emphasis on outer London. 
Clarification is sought in relation to the proposed role of the sub-regions, and what is meant by the Mayor’s intention to use them for monitoring and management purposes, funding decisions, and resource allocation? 
Inner London

The Mayor’s new emphasis on Inner London is supported, although more detail is required on the Mayor’s intended approach to enhance inner London and open up employment opportunities. In particular, improving the accessibility and linkages of deprived areas of inner London to areas of economic growth, including central London, to enable greater connection with jobs and services would be beneficial and should be reflected within the Mayor’s Economic Development Strategy and Transport Strategy. 

Central Activities Zone
The current version of the London Plan greatly widened the Central Activities Zone (CAZ) in Westminster to include the Royal Parks, Marylebone and Pimlico. Although no further changes to the CAZ are proposed, the City Council supports the intention to protect the character of the predominantly residential neighbourhoods in the CAZ. Additional clarification on the role of the Royal Parks within the CAZ is required.
Further clarification is also required over the intention to ensure the vitality and viability of predominantly commercial areas are not ‘compromised by local housing’. The City Council has a long established mixed use approach within the CAZ, requiring on-site residential uses are provided with commercial uses (not just office uses), or where it is not appropriate to do so, accepting off-site residential uses (in the vicinity) or payment in lieu. The mix of uses in the central parts of CAZ in Westminster is what makes it so attractive - residential uses are an essential part of the vitality and diversity of this area and reduce the need to travel. 

Further clarification is required in relation to use of the CAZ to ‘coordinate action’ and how this links with the role of Central Sub Region. The approach to the CAZ sounds similar to a ‘sub regional’ management and coordination approach rather than a specific strategic policy approach applying to a distinct area of land uses. 
Opportunity Areas
Westminster contains three Opportunity Areas, at Paddington, Tottenham Court Road, and Victoria, and has developed detailed guidance for these growth areas in the Core Strategy. This has included assessing the potential for tall buildings. Updating growth estimates with a more detailed assessment of the physical capacities of the Opportunity Areas would be a sensible option, especially as the potential for growth is constrained by existing infrastructure. 

It is important that the estimates of housing and employment provision are transparent and robust and provided for scrutiny at an early stage in the development of the London Plan.
It is encouraging that the Mayor recognises that development is closely linked to public transport improvements. In particular growth in the Victoria Opportunity Area is constrained by the need for vastly improved transport interchange – currently the busiest station in London and one of the most overcrowded. 

Clarification is sought in relation to the Mayor’s intention to provide flexibility in the use of Opportunity Area ‘hinterlands’ and definition of their boundaries appropriate to local circumstances. This has implications for pressure for more intense development beyond the Opportunity Areas in locations where there may be no scope for greater flexibility. 

Town Centres

The City Council supports the intention to provide greater emphasis on the role of London’s network of town centres as the key locations for new commercial development beyond CAZ. The City Council currently directs retail uses to its district and local shopping centres, and is currently assessing potential for growth within the district centres, provided this does not undermine the retail function of these locations.  

It is vital that the Mayor’s Economic Development Strategy and Transport Strategy reflect the high priority the Mayor attaches to town centres - this joined up approach across strategies is not apparent at present.
Housing

The City Council welcomes proposals by the Mayor to allow for more flexibility on the proportions of intermediate housing to be provided as part of affordable housing delivery

In order to enable the City to deliver higher proportions of intermediate housing, and particularly family sized intermediate housing, more flexibility will be required by the Homes and Communities Agency (HCA) and the GLA on the types of intermediate housing products eligible for grant funding, and the levels of grant funding required to deliver increased levels of intermediate housing in the City.  

Critically, the challenge faced in delivering low cost home ownership in Westminster comes from the high value of property prices in the City, meaning that households on moderate incomes will struggle to afford anything larger than a 1bed property in Westminster. These high property values mean that historically, with some limited exceptions, only 1beds can be delivered in Westminster on a shared ownership basis within the affordability caps set by the HCA.

Westminster would welcome grant funding being made available to shared ownership and shared equity schemes where 100% stair casing is restricted through a perpetual retention of equity by the social landlord. This would have the impact of driving down the values of intermediate housing properties in Westminster and make home ownership for families more affordable particularly for those households on moderate incomes.

The City Council would also welcome a more flexible approach to the minimum equity levels that potential shared owners can buy. Allowing shared owners to purchase 10% shares in a shared ownership property rather than the current 25% minimum share, would increase access by those with lower incomes. However, increased levels of grant would be required to keep rents charged on the un sold equity to a minimum so that these shared ownership units would remain affordable.

The delivery of family sized accommodation on an intermediate rental basis is likely to be a priority alongside low cost home ownership. It will be imperative that rents at these properties remain well below market rents to ensure they remain affordable in the long term. The City Council will require greater levels of grant for this form of tenure to ensure these rents can remain affordable.

Affordable Housing

The removal of a blanket city-wide 50% affordable housing target for new development would allow for a more flexible approach that takes into account the individual circumstances within Boroughs, and is more in line with the City Council’s current approach. In order to maximise affordable housing within Westminster, the City Council currently seeks a ‘staircased’ proportion of affordable housing towards either a 30% or 50% target, dependent upon location within the city. 

‘A new plan for London’ states that proposals for individual schemes should be informed by rigorous development appraisals including the GLA’s own industry-recognised affordable housing ‘toolkit’. Clarification is sought as to whether the intention is for boroughs to undertake and assess financial viability tests for every application? Would this preclude the City Council from continuing our successful formula based policy which provides at least reasonable certainty for developers. 

Housing quality

The greater emphasis on quality rather than just quantity of new homes is supported, though clarification is required with regards to the intention for ‘a new vernacular in housing’.
The protection of rear as well as front garden space is a relevant issue in Westminster. The role of garden space and the contribution it makes to supporting biodiversity and absorbing rainwater run-off to prevent flooding should be highlighted within the ‘Protecting Open Land and Natural Environment’ section. 

London’s Economy

The City Council supports the intention that the emphasis on the greater contribution that outer London can make to the capital’s economic success will not be at the cost of central London. 

Offices

More detail is needed in relation to the Mayor’s intention to take a different approach to mixed use development in locations with high office values. Has the Mayor identified particular locations for this approach? What approach does the Mayor intend to take? As previously stated the City Council has a long established mixed use approach within the CAZ, requiring on-site residential uses alongside commercial uses, or where not appropriate to do so, accepting off-site residential uses (in the vicinity) or payment in lieu. This issue may therefore be a matter for local planning authorities to determine.
Entertainment

‘A new plan for London’ states that the Mayor proposes to encourage the sustainable management of the night-time economy, particularly in strategically important locations, allowing greater account to be taken of cumulative impacts of night time uses and saturation levels beyond which they have unacceptable impacts on the environmental standards befitting a world city and quality of life for local residents. This represents a more balanced stance to entertainment uses and their impact, which is more in line with the approach taken by the City Council. That is, to support the contribution that entertainment uses can make but to control new entertainment uses in areas of over-concentration where there are adverse impacts on residential amenity, local environmental quality and the character and function of the area. 
Climate Change Mitigation

The intention to promote a balanced approach to encouraging sustainable energy in new development in line with the current London Plan ‘energy hierarchy’ of using less energy in the first instance, followed by strengthened policy approach on the efficient supply of energy, and the more pragmatic use of renewable energy is supported. 
The Core Strategy and City Management Plan in Westminster’s Local Development Framework are also likely to be in line with the energy hierarchy. The energy hierarchy is especially relevant in areas with extensive heritage designations, as in certain circumstances, energy efficient design and supply may be more achievable and viable than on-site renewable energy provision. That is not to say that on-site renewable energy is not achievable, but rather that a pragmatic, flexible approach to renewable energy would be more suitable. 

It is also suggested that ‘renewables’ should be distinguished so that those technologies that require combustion (such as biomass) are addressed differently to others that emit no air pollution; recent DEFRA guidance has indicated that use of biomass should be limited or even not permitted in Air Quality Management Areas and particularly central London; the energy hierarchy needs to be refined to address this.

Consideration could also be given to retrofitting older buildings with energy efficient measures to improve their performance, when these buildings are subject to a development proposal. 

Climate Change questions

Do you find the existing policies related to sustainable energy in the London Plan easy to understand?

The London Plan contains five policies within the sustainable energy sub-section. As a strategic development strategy, there may be potential for some consolidation and a re-evaluation of emphasis of these policies alongside the ‘tackling climate change’ policies. For example, there is a separate Energy Assessment policy (Policy 4A.4) which states that the energy assessment should form part of the sustainable design and construction statement as set out in Policy 4A.3 – Sustainable Design and Construction. 

In terms of clarity there may be scope to set out more clearly how the 20% reduction in carbon dioxide emissions from onsite renewable measures applies, as a proportion of the overall reduction in emissions. 

What do you see are the biggest challenges to the use of renewable energy in new development in London?

The suitability of a number of renewable energy technologies will vary depending upon the individual circumstances of the site and location.

However, not all types of renewable energy technologies will be practical in central London – for example due to the limited amount of wind power available in most built up areas, or implications on air quality from the use of biomass. Furthermore, a number of renewable technologies may not always be compatible with the historic environment.
How can the London Plan help overcome these challenges?

The London Plan should continue to have a stronger priority on using less energy in the first instance through effective design, followed by expanded use of decentralised energy networks, and a more flexible approach to renewable energy. 

The London Plan could address sustainability standards for non-residential buildings comparable to the Code for Sustainable Homes, such as through BRE’s BREEAM assessment methods and standards.

Should the London Plan outline a preference for onsite over offsite renewable energy in new development? Or should no preference be shown at all?

There should be a preference for onsite in the first instance, but it should allow flexibility to take into account any site constraints.

In situations where new development falls short of meeting policy requirements for the use of sustainable energy, do you support the use of financial contributions as an alternative? All contributions would be pooled and used to support other sustainable energy initiatives to benefit London.

Financial contributions as an alternative should be used as a last resort and subject to a number of caveats, and not used to circumnavigate policy requirements. Pooling on a London-wide basis would discriminate heavily against central London areas, as both the density of development and constraints of historic properties in these areas limit the scope for on-site micro-generation renewables, but will leave a substantial need for retrofitting energy efficiency measures for which local funding will be needed. 
Do you have any suggestions for how new development could better deal with overheating given London’s changing climate?

Appropriate policy emphasis and expectation for sustainable design as the first step for climate change adaptation and mitigation and a target to reduce the risk of overheating in buildings. Sustainable design should focus on solutions to address the risk of overheating in new development through the appropriate design and subsequent assessment of 1) the micro environment (e.g. greening of spaces, living envelope elements such as green roofs, living walls) and 2) building design (e.g. attention to ventilation, thermal mass, low-energy options for comfort cooling). 
As air conditioning contributes to the heat-island effect, sustainable design standards should ensure that passive ventilation systems and cooling by design will avoid the need for air conditioning wherever possible. 

In central London, where the heat island effect is greatest, existing soft landscape should be protected from replacement by hard surfaces and requirements for living roofs and living walls should be proportionate to their ability to reduce heat absorption, as well as recognising their biodiversity benefits and effectiveness in reducing rainwater run-off.

Further work could be carried out on the feasibility and potential for cooling networks, possibly using cool water from canals and rivers or groundwater.

Some towns and cities have minimum targets for increasing urban greening, including green space, living roofs and vegetation in their central areas as a way of offsetting rising temperatures due to climate change. Would such an approach be appropriate for central London?

What can the London Plan do to better promote the uptake of living roofs and walls in new development across London?

The London Plan should include a London-wide expectation for urban greening. The related benefits of energy conservation, cooling, improving local air quality, biodiversity, recreation and amenity should be emphasised.
At the same time, the need for greening should be carefully balanced against consideration of townscape. The planting of trees and shrubs (for example) is not always appropriate – many formal streets of Georgian and Victorian houses were never intended to have street trees in order to give greater effect to the landscaped garden squares.

Waste

In line with the Mayor’s approach to landfill, the City Council has greatly reduced the amount of waste sent to landfill, down to 14% in 2007/8. However there are likely to be difficulties in providing for waste management within Westminster itself because of the absence of industrial sites. Therefore any new projections of waste arisings should be coupled with a more realistic further assessment of the capacity to manage waste within each borough. It is therefore disappointing that the Mayor does not intend to reassess the existing waste apportionment methodology beyond new projections of waste arisings. It is noted that the Planning Inspector’s Panel Report following the London Plan Examination in Public 2007 states that “reviews of the apportionment figure should take place when the London Plan is reviewed”. 

Transport and spatial development integration

The Mayor’s intention to match development to transport capacity is a particular issue in the Opportunity Areas, where improvements to public transport infrastructure and capacity are needed to support the residential and job growth targets set out in the London Plan in these areas. Without this investment, in either existing or new public transport infrastructure, the Opportunity Areas will not make the most of their spatial relationship with their hinterlands, wider Central London (including other Opportunity Areas or Areas of Intensification) and inner London generally or help to ease pressure on CAZ hotspots such as the West End, Victoria and Covent Garden/St. Giles. 
In addition to the provision of transport infrastructure and services to aid regeneration in Outer London, improving the transport infrastructure and services to deprived areas of inner London to enable greater connection with jobs and services (with areas such as central London) would be beneficial. The Mayor’s proposed spatial approach to transport infrastructure in the London Plan needs to be more clearly supported in the Mayor’s Economic Development Strategy and Transport Strategy. 

Parking

Further information is required in relation to the proposed parking regime which balances the environmental desirability of reducing car use with the need to provide attractive viable development in town centres whilst recognising that many people will continue to drive by car. What does this actually mean in terms of a strategic policy direction?
The desire to promote an increased and more widespread use of electrical vehicles by securing charging points in car parks through parking standards is supported and is line with the City Council’s approach to increase use of electrical vehicles. 

London’s Quality of Life

‘A new plan for London’ states that the Mayor proposes to support boroughs in identifying, protecting and enhancing the local architectural and social and cultural character that contribute to the local context of places that needs to be considered and to ensure that architecture and design of public realm is of the highest quality. These aspirations are in line with the City Council’s desire to raise the standard of design and new architecture. 
Tall Buildings

Consultation Questions

Are there specific contextual factors that the London Plan could use to identify where tall buildings are appropriate? 
Should tall buildings (outside of the City, Canary Wharf, Croydon) be restricted? 

The City Council recognises that in the right places, well designed tall buildings can make a positive contribution to the London skyline. However the size and prominence of tall buildings means that they have a particularly significant impact on the character of local townscape and views. A previous study commissioned by the City Council suggests that much of Westminster is unsuitable for tall buildings, whilst tall buildings sited outside Westminster can also have a significant impact on views from the city. Tall, slender buildings are inherently less likely to meet energy-efficiency design objectives than lower-rise developments. ‘Views’ are specific contextual factors that the London Plan can use to identify where tall buildings are appropriate. 

Are all the Opportunity Areas identified in the London Plan suitable for tall buildings?

The designation of an Opportunity Area should not automatically mean that it is a suitable location for tall buildings. Each opportunity area should be assessed for potential on an individual basis by the relevant borough. 

Heritage and Views
The protection of designated views and the historic environment, including the World Heritage Site, is firmly in line with the approach taken by the City Council. The Mayor’s approach is strongly supported. The commitment to re-establish the framework for the protection of these views of views of the strategically important landmarks including the World Heritage sites is supported. The Mayor should clarify a commitment to review and add to existing protected strategic views in order to enhance the protection of world heritage sites - for example views of Westminster Abbey World Heritage Site from within Westminster. A more detailed response on views will be sent in response to the current London View Management Framework consultation. 
Air Quality
As Westminster has some of the most intractable air pollution challenges in London, the City Council supports further application of strategic planning policy to strengthen actions to reduce emissions, including standards to be applied to planning applications, measures to reduce human exposure to air pollution and standards to be met for large pollution emitting plant.

Noise issues
As a Council that deals with over 15,000 ‘complaints’ about noise each year and with noise levels that can be exceptionally high, the City Council supports measures to reduce noise.  
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