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Dear Mr Johnson,
The Draft Replacement London Plan (October 2009) 
Westminster Property Association (WPA) Consultation Response

The Westminster Property Association (WPA) welcomes the opportunity to respond to the draft Replacement London Plan (October 2009) as well as the Mayor’s Economic Development and Transport Strategies. The WPA represents the largest developers, property owners and investors within the City of Westminster.
The Association fully endorses and supports the representations which have been made by London First and wishes to highlight and emphasise a number of matters specific to the City of Westminster within the heart of the London Plan defined Central Activities Zone (CAZ). WPA has recently separately responded upon the draft London Plan Alterations upon developer contributions towards Crossrail and the draft London View Management Framework. 
The Association supports the Mayor’s vision for supporting and accommodating London’s population and economic growth and considers it critical that the draft replacement London Plan sets out a strategic vision for London to provide confidence in investment decision making and maintain London’s world city status.

However, whilst supportive of many of the key strategic objectives and policies within the draft replacement London Plan, WPA has concerns regarding a number of policies which, it considers are inconsistent with, and will undermine, the Mayor’s overall strategy / vision for London in the Plan period to 2031. In summary these concerns are:
· A restrictive policy approach to development in CAZ which threatens to undermine London’s national and international competitiveness;

· Excessive emphasis, weight and priority upon local character which will adversely effect development capacity, viability and deliverability. Within the CAZ by virtue of mixed-use policy this will not only effect commercial development capacity but also housing delivery.
· The introduction of space standards upon housing delivery and capacity in CAZ;  

· Reference to overage provisions in the assessment of the maximum reasonable level of affordable housing;

CHAPTER 1: CONTEXT AND STRATEGY

WPA welcomes and supports the Mayor’s overall visions/objectives for the capital and that London should excel as a global city. WPA supports the strategy to plan for continued population and economic growth and supports the Mayor’s over-arching strategy and 6 detailed objectives. 

CHAPTER 2: LONDON’S PLACES

Policy 2.1 London in its Global, European and United Kingdom Context

WPA supports Policy 2.1 that London should retain and extend its global role and that the development of London supports the spatial, economic, environmental and social development of the United Kingdom and indeed Europe.  We concur that London plays a leading role in the economy of the United Kingdom and that its continued growth is of national importance.

Policy 2.5 Sub Regions

WPA welcomes the re-introduction of the Central London sub-region and considers that Central London is critical to the overall success of London which needs to be considered as a whole.

Policy 2.7 Outer London 

The increased emphasis within the draft replacement London Plan upon Outer London is recognised. However, it is critical that the emphasis upon Outer London is not to the detriment of Central London activities which are of international importance.

Policy 2.10 Central Activities Zone – Strategic Priorities

WPA supports the strategic priorities for the Central Activities Zone to enhance and promote the unique national, international and Londonwide roles and to ensure that it is considered as one of the world’s most attractive and competitive business locations.

However, WPA shares the concerns of other groups that the general approach to development within the CAZ takes a more restrictive approach to development than within the Consolidated London Plan in terms of tone and significant emphasis upon local rather than strategic issues and activities. WPA considers this at odds with the vision and growth objectives of the draft replacement plan.
The CAZ constitutes one of the most important economic locations within the UK in terms of offices, retail, diplomatic and other commercial uses commensurate with the world city location. The CAZ is of specific strategic economic significance and London Plan policies should encourage and support all forms of commercial development.

GOL Circular 1/2008 sets out how the CAZ should be addressed in the London Plan and states that because of the strategic importance of this area the SDS should:

1. Identify the broad extent of the central area and the national and strategic function it serves; and

2. Include policies for protecting and enhancing those functions.  

WPA supports criterion (b) of policy 2.10 to bring forward development capacity and supporting infrastructure and services to sustain and enhance the CAZ’s varied strategic functions. This statement should however, apply across the CAZ, rather than the appropriate quarters shown on Map 2.3.
Similarly given the strategic importance of office development within the CAZ, as highlighted within Consolidated London Plan policy 5G.3, criterion (d) should state that the development of office provision throughout the CAZ should not be strategically constrained and that provision is made for a range of occupiers.

The West End office market which is of strategic importance is supply constrained as evidenced by the London Office Policy Review. Furthermore, Drivers Jonas report “The Importance of the Historic Environment to the office market in Westminster”, commissioned by Westminster City Council (2008) highlights that Westminster was the only European business district where the office stock had fallen. In this context strategic policies should specifically encourage and support the growth of commercial development as are contained for retail development within criterion (e). Similarly the wording of policy 2.11 should actively support office development in CAZ.
Policy 2.11 Strategic Functions
In respect of criterion (a) of policy 2.11 it is important to recognise that, within the CAZ, commercial development represent the driver to securing housing via mixed-use policy. Windfall housing via mixed-use policy constitutes a significant element of housing delivery to meet London Plan targets within central London. Flexibility in the formulation of mixed-use policy is required if commercial development is to be encouraged not restrained and hence housing delivery achieved, and not frustrated. This flexibility is not currently contained within criterion (a) of policy 2.11. 
WPA supports the references to housing swaps and credits within paragraph 2.42 which are essential in providing sufficient flexibility for the delivery of mixed-use development in the complex CAZ market where high asset values and development thresholds combined with other constraints would otherwise tend to lead to refurbishment rather than redevelopment. 

WPA endorses the strategic support for retail capacity and growth within policies 2.10 and 2.11. WPA supports the continued recognition of the West End and Knightsbridge as global shopping destinations and that the retail offer of the CAZ should continue to be improved.
WPA welcomes the support in Policy 2.11 of essential new transport schemes such as Crossrail which are critical to the future success and sustainable growth of London.

Policy 2.13 Opportunity Areas and Intensification Areas

WPA is concerned regarding the change of emphasis, that the density of development be optimised rather than maximised.

By virtue of their definition, Opportunity Areas and Areas for Intensification represent the chance for significant change and development capacity in areas with high public transport accessibility These designated areas have the potential to make a significant contribution towards London’s growth and should be maximised.
CHAPTER 3 – LONDON’S PEOPLE

Policy 3.3 Increasing Housing Supply 
WPA notes that the housing monitoring targets between 2011-2021 in Table 3.1 (appended to Policy 3.3), have increased for the City of Westminster with an annual monitoring target of 770 units compared to 680 in the Consolidated London Plan. 

Given the constraints upon housing delivery throughout the City of Westminster and heavy reliance upon windfall sites, the need for flexibility in the formulation and implementation of mixed-use policy is of even greater significance if these targets are to be met.

Policy 3.5 Quality and design of housing developments
WPA is concerned with the introduction of new minimum space standards for dwellings of different sizes for a number of reasons. In many cases the GIA standards exceed HQI standards.  As developers do not receive additional funding from affordable housing providers if HQI standards are exceeded, this will increase building costs and affordability standards and therefore push up the costs for homeowners.  
Within the CAZ, mixed use policy derives the residential quantum with residential floorspace matching commercial uplift. By definition therefore insistence upon larger unit sizes will reduce the number of residential units delivered within this level of floorspace, hence adversely effecting housing delivery.

WPA considers that the space standards should be located within the Mayor’s forthcoming supplementary guidance on Housing rather than within the London Plan itself.
Policy 3.12 Affordable Housing Targets

WPA supports the removal of the 50% affordable housing target and welcomes the change to a 60/40 housing tenure split. WPA also supports the reference to viability of development within criterion (f) in defining LDF housing targets.
Policy 3.13 Negotiating affordable housing on individual private residential and mixed use schemes

WPA supports specific reference to maximum reasonable amount of affordable housing and criteria a-f in assessing the maximum reasonable amount.

However, WPA is extremely concerned regarding the reference to overage provisions.
Phased and deferred payments can constitute a partial solution to addressing development viability and re-appraisal of viability prior to implementation can represent an appropriate mechanism to assess this.
This mechanism should not however be confused with overage which relates to risk transfer and the principle of Local Planning Authorities, with no interest in a proposed development, seeking to benefit from value increases. Financial returns must recognise and reward risk and where there is an upside this represents the reward that a developer is entitled to having taken the risk. This is particularly the case in the current fragile economic climate and where banks require certainty. 

Any reference to overage should be deleted and replaced by “re-appraisal prior to implementation”. Clear guidance will be required to ensure that the mechanism is understood by all concerned.
CHAPTER 4 – LONDON’S ECONOMY

Offices – Policies 4.1, 4.2 and 4.3

WPA welcomes and supports the strategic objectives of the Mayor’s Economic Development Strategy (EDS) and in particular the need to encourage and accommodate sustainable economic growth to maintain and consolidate London’s world city status. However, WPA does not consider that the strategic support provided in the EDS is reflected by the draft policies of the replacement London Plan.

WPA welcomes the support given to specialist clusters of economic activity under policy 4.1. However, given the strategic importance of London’s economy the policy should explicitly promote and support the sustainable growth of the London economy. Policy 4.2 should also contain greater strategic support for offices and explicitly acknowledge the strategic importance of the CAZ office market in a national and international context. 

The need to recognise strategic and local differences in mixed use policy in policy 4.2 (b) to meet the needs of the central London office market, is supported. However, WPA considers that there should be a greater strategic support within Policies 4.2 and 4.3 for encouraging the sustainable growth of all economic uses, particularly offices and retail, throughout the CAZ. As explained above, unduly prescriptive mixed-use policies in parts of the CAZ will frustrate housing delivery as well as commercial development. 
WPA considers that the West End office market should be explicitly defined as a strategically important office cluster.

The specific reference within the second part of policy 4.3 to the contribution made by land use swaps and credits is fully supported by WPA.

Policy 4.5 Hotels
WPA welcomes and supports new hotel accommodation within the Opportunity Areas. However, to meet the Mayor’s hotel bedroom targets and to complement the internationally renowned uses within the City of Westminster, hotel development should be encouraged throughout the CAZ. Strategic policy should also allow for the loss of low quality hotels which do not make a positive contribution to London’s visitor infrastructure which would result in increased housing delivery. 

Policy 4.7 Retail and town centre development

WPA supports the proactive and partnership approach to sustaining and enhancing the diversity of London’s town centres. 
Given the strategic importance of the West End Retail Special Policy Area including Oxford Street and Knightsbridge, the continued growth of these centres should be strategically supported within policies 4.7 and 4.8. 
Policy 4.9 Small shops

WPA opposes measures that will require developers to provide small or independent retailers with affordable shop units. There is insufficient evidence to justify such a level of intervention within the market and this “market failure” would constitute a further development cost which needs to be considered in relation to other priorities. Effective town centre management is a preferable approach for generating vitality and viability of retail centres.
CHAPTER 5 – CLIMATE CHANGE
WPA considers that the Mayor’s policy should reflect the role of building regulations in achieving national and London wide targets for energy efficiency and sustainability. Draft policies upon climate change need to ensure reference to viability and feasibility. 
WPA welcomes the Mayor’s interest in energy generation and considers that the London Plan should contain a policy which sets out the Mayor’s support for energy generation investment. Given that building regulations and technology will evolve and progress during the life of the plan period to 2031 WPA considers that climate change policies, especially where targets are identified, are contained within an SPD rather than the London Plan itself. 
Policy 5.4 Retrofitting
Existing buildings often do not fall within the remit of the planning system and where they do fit within this remit, a proposal to retrofit an existing building for a change of use or extension for example under the Mayor’s standards would be disproportionately onerous to the applicant.  Therefore policy should be worded to ensure that the level of retrofit required is proportionate to the actual development proposal, essentially on a case by case basis.

CHAPTER 6 – TRANSPORT

WPA supports the Mayor’s draft Transport Strategy including the focus upon planning capacity increases in the medium to longer term and the intention to deliver enhanced public transport capacity and accessibility via the delivery of Crossrail and modernising of the underground system.
Policy 6.3 – Transport Capacity 

WPA is concerned that draft policy 6.3 upon transport capacity may prevent development in the early years of the London Plan and that the policy should be aimed more specifically at locations where there is currently a lack of transport choice and accessibility.
Policy 6.5 Funding Crossrail and other strategically important transport infrastructure

WPA fully supports the development of Crossrail which is of strategic importance to the sustainable economic growth of central London.

CHAPTER 7 – LONDON’S LIVING PLACES AND SPACES

Policy 7.4 Local Character

Design policies should not be too restrictive and need to ensure that the sustainable growth of London’s economy and population can be met. This is particularly the case within the CAZ where to encourage and support the growth of central London activities and having regard to the exceptional transport accessibility, large scale development should be supported by the London Plan. Within the CAZ, large scale and tall buildings can make an important contribution to appropriate and best use of land in areas of high public transport accessibility. 

Draft policy 7.4 contains far too great an emphasis upon local character and in WPA’s view will be prejudicial to achieving the strategic objectives contained within the early sections of the London Plan. Whilst heritage and local character is important the emphasis in the Plan goes too far and is likely to restrict development.

Where there is the opportunity for large scale redevelopment within the CAZ, there will be direct conflict between the strategic objectives elsewhere in the Plan and criteria a-e of policy 7.4. 

Policy 7.7 Tall Buildings 
WPA is concerned with the definition of large scale or tall buildings within policy 7.7 which includes reference to “larger than the threshold sizes set for referral of planning applications to the Mayor”. This is unduly onerous and should reflect the wording and principles within the CABE / EH national guidance. Reference to referable thresholds in defining large scale and tall buildings is inappropriate and cannot be correct. 
Policy 7.9 – Heritage Led Regeneration 
The draft wording in the policy reflects that within draft Government Guidance upon the heritage environment in PPS15 including “heritage asset” and “significance”. Reference to a heritage asset could include any building within London and WPA considers it critically important that the policy refers to “designated heritage assets” and also contains reference to “where feasible”.

Policy 7.11 – London View Management Framework
WPA supports the position expressed by London First and CPA in relation to the draft policy wording and draft LVMF upon which WPA recently commented. WPA is particularly concerned regarding the implications of the draft LVMF upon development capacity in the City of Westminster and increased area of the City which will be affected by the LVMF in its draft form. This clearly has implications for commercial and housing delivery. 
We thank you for the opportunity to comment upon the draft London Plan and trust that these comments will be taken on board.
Yours sincerely
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Paul Houston - Director
Westminster Property Association
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