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INTRODUCTION AND CONTEXT

These representations are submitted by Capital & Counties (C&C) on behalf of
Earls Court and Olympia Group (ECOG) with regard to the Earls Court exhibition
centre (known as EC1 and EC2) and surrounding land. EC1 and EC2 is owned and
operated by ECOG. EC1 and EC2 lie adjacent to the Lillie Road Depot owned by
Transport for London (TfL), and the West Kensington and Gibbs Green housing
estates owned by The London Borough of Hammersmith and Fulham (LBHF). The
combined holdings total 28 hectares and present a significant redevelopment
opportunity, referred to in this submission as the Earls Court Regeneration Area
(EC Regeneration Ared). A plan of the EC Regeneration Area is attached at
Appendix 1.

The EC Regeneration Area constitutes the majority of the Earls Court & West
Kensington Opportunity Area (ECWKOA) identified as a location for strategic
growth and change in the draft Replacement London Plan (RLP).

The EC Regeneration Area straddles the borough boundary between the Royal
Borough of Kensington and Chelsea (RBKC) and London Borough Hammersmith
& Fulham (LBHF). It is recognised by both authorities as a development
opportunity in their respective Core Strategies. The portion of the EC Regeneration
Area within RBKC (7 hectares) comprises the Earls Court Strategic Site identified
in its Proposed Submission Core Strategy (October 2009) with some small
boundary changes being required to reflect the plan set out at Appendix 1. C&C
requested these amendments in its representations to the Proposed Submission Core
Strategy. The remainder of the site (20 hectares) is currently described in LBHF's
Core Strategy Options document (June 2009) as "the West Kensington, Earls Court,
North Fulham Regeneration Ared" and also identified as a Strategic Site.

Annex 1 of the RLP refers to the ECWKOA as 31 hectares. It is understood from
discussions with GLA officers that whilst its boundary is yet to be defined, the area
envisaged for the OA is the EC Regeneration Area and land at the Seagrave Road
car park. This alocation is supported by C&C and referred to in more detail in
Section 3.0.

The RLP identifies Opportunity Areas as “the capital’'s maor reservoir of
brownfield land with significant capacity to accommodate new housing,
commercial and other development linked to existing or potential improvements to
public transport accessibility”. It advises that development densities for residential
and non residential development should be optimised. The EC Regeneration Area
isidentified as a“significant opportunity for regeneration comprising estate renewal
and housing and employment growth” where “the potential for a strategic leisure,
cultural and visitor attraction and strategically significant offices should be explored
together with retail, hotel s and supporting social infrastructure’.
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The future development of the EC Regeneration Area would realise regeneration on
a strategic scale and offers a rare opportunity to deliver a new attractive and viable
part of London. The location and accessibility of the EC Regeneration Area
provides the chance to create and evolve a neighbourhood that is distinct and
forward-looking, one that features places and spaces which reflect the best of
London and complements the established communities in the area. It can deliver
the following benefits:

- thecritica mass needed to contribute substantially to London’s growth in
meeting the demands of an evermore diverse and growing population and a
constantly changing economy facing the increased pressures of climate change;

- mixed uses, including a significant number of homes and a new business
location with other commercial and social uses generating considerable
opportunities for awide range of job creation;

- anew destination for working, living, the arts and urban life, establishing a
diverse new community, a network of active public realm and high quality
buildings of landmark quality, promoting world class design and sustainable
place making;

- new forms of urban living reflecting places that are diverse in character,
delivering new housing of different types and tenures meeting the needs of a
cross section of the population;

- gignificant improvements for existing communities including the renewal of the
West Kensington and Gibbs Green housing estates providing existing residents
with new housing, amenities and local facilities,

- increased accessibility secured through a package of sustainable transport
measures which would assist in optimising and intensifying land use mix and
quantum and the area’ s contribution to sustainable development;

- planned comprehensive change that can be phased flexibly over the medium to
long term. Importantly, there are few landowners for a strategic site of this
nature, which is arare situation and greatly aids deliverability.

It is clear that redevelopment of the EC Regeneration Area could realise a number
of strategic objectives. Annex 1 of the RLP suggests that the ECWKOA could
create 7,000 new jobs and provide a minimum of 2,000 new homes although
analysis undertaken to date by C& C’s consultancy team demonstrates that the siteis
capable of accommodating significantly higher levels of development (Section 2.0).
Indeed this has been acknowledged in discussions with GLA officers. The RLP
advises that the optimum capacity for the site will be informed by a transport study
which has been recently commissioned by TfL in its role as the strategic transport
authority. Theinitial findings of the study are expected in Spring 2010.
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C&C has commissioned research into the basis of the draft allocation which has
revealed that GLA projections for office and housing requirements in this part of
London are significantly underestimated. This evidence is submitted as part of
C&C' s representations (see Section 2.0).

The principle of redevelopment of EC Regeneration Areais endorsed by both of the
London boroughs. It has aso been promoted by C&C in representations to their
respective Core Strategies aswell asin earlier representations to consultation on the
London Plan review. These representations were supported by the Evidence Base
summarised in Section 2.0 in accordance with PPS12. During this process RBKC
has incorporated some changes in response to C&C'’s representations as its Core
Strategy has evolved. LBHF has continued to support redevelopment of the EC
Regeneration Area although the next iteration of its Core Strategy (Proposed
Submission document) is not expected until September 2010.

C&C' s representations are supported by TfL as a key landowner of part of the EC
Regeneration Area. C& C has been working closely with TfL and LBHF to evolve
this development opportunity and have entered into a Collaboration Agreement
with both parties as a basis for taking the project forward.

The EC Regeneration Area has the potential to bring forward comprehensive
development on a phased basis over the medium to long term, making an important
contribution to sustainable economic and housing growth in the capital.

EVIDENCE BASE

C&C’s consultants have undertaken assessment of the growth projections, and the
evidence put forward in support of the RLP to justify the development capacity of
the ECWKOA. This work is produced as an Evidence Base in support of these
representations. It includes analysis to illustrate the extent to which the ECWKOA
could help meet future demand for housing and employment generation. This
assessment work is provided in the following documents.

Earls Court & West Kensington Opportunity Area: Place Making Report

This report prepared jointly by Urban Strategies Inc and Benoy (copy at
Appendix 2) provides an overview of the qualities and principles that contribute
to place making and high density development in this location in West London,
which is likely to include tall buildings. It cross-references and takes forward the
Initial Evidence Base as well as more recent analysis by CBRE and RPS in terms
of the need and demand case for "why this type and quantum of development in
thislocation in West London" (see below). The report assesses the implications of
development at the levels currently proposed in Annex 1 of the RLP and
demonstrates that the Opportunity Area has capacity to deliver considerably more
than 2,000 dwellings and 7,000 jobs. The report sets out the approach taken in



relation to a number of key design principles for the EC Regeneration Area and
explains the advantages to be gained through well conceived, high density
development.

Earls Court & West Kensington Opportunity Area: Housing Capacity

This report prepared by RPS (copy at Appendix 3) anayses London-wide
housing trends and projections and applies these to the opportunity afforded by
the EC Regeneration Area, identifying a shortfall of some 81,800 homes in the
inner central and west London area by 2031 based on the RLP targets when
compared with the anticipated household growth over the same period.
Additional housing allocations in the ECWKOA can help stem this deficit. The
Report promotes the need to maximise housing delivery based on a minimum of
8,000 dwellings within the Opportunity Area.

Earls Court & West Kensington Opportunity Area: Employment Capacity

This report produced by CBRE (copy at Appendix 4) analyses forecasts and
targets for commercial office development within the RLP. The report provides a
critique of GLA / RLP assumptions and promotes the need and opportunity for
the EC Regeneration Area to realise a minimum of 300,000 sq m of office
devel opment equating to around 20,000 new jobs in this sector.

2.2 The above analysis supports C&C’s representations to increase the site allocations
for the ECWKOA a Annex 1 of the RLP. Whilst the methodology behind the
urban capacity analysis is explained in the Place Making Report, the following
factors should be borne in mind as they have informed some of the assumptions.

2.3

The residential density is based on 405 units per hectare, taken from the density
matrix in the adopted London Plan and RLP. It reflects the higher end of the
density range for a central site with a PTAL of 4-6. This is appropriate for the
following reasons:

the ECWKOA should be regarded as a site within a central area. The RLP
promotes it for strategic growth to include a wide mix of uses. This points
towards high density development and large footprint buildings of at least 4-6
storeys in height, as illustrated in the Place Making Report. The RLP suggests
that central sites are within 800m walking distance of a Metropolitan or Major
town centre although this is not a pre-requisite. Hammersmith (a Mgjor town
centre) would be within this range and following redevelopment of the
Opportunity Area a new town centre would be established within the heart of
the Opportunity Area, as explained in Section 3.0;

the ECWKOA is very well served by public transport and the majority of the
site has an existing PTAL of 6. The central part of the EC Regeneration Area
presently has a lower PTAL rate of 3-4, a direct consequence of the existing
land uses, building layout and site ownership making it impenetrable. A
comprehensive redevelopment scheme with an associated package of access



improvements and transport initiatives will increase PTAL levelsto 6 across the
entire site;

- the RLP makes it clear that the density matrix is intended to provide a broad
range of density options and that the figures should not be applied
mechanistically. C&C’s representations seek an indication of capacity based on
the higher range of the density matrix but there are many examples where
planning permission has been granted for development schemes that exceed the
density matrix whereit is appropriate to do so;

- the key driver is to optimise potential for new housing. Larger sites offer
greater potential to deliver increased densities for reasons explained in the Place
Making Report and at 31 hectares, the ECWKOA iswell suited;

- it is widely recognised that that well designed, high density development can
make a meaningful contribution to sustainable development.

24 The Place Making Report demonstrates that the ECWKOA has capacity to

25

2.6

2.7

accommodate a minimum of 8,000 units (Scenario 2b) and this figure is advanced,
therefore, by C&C in these representations. When applied to the EC Regeneration
Area the same exercise reflects a minimum site capacity of 7,000 units. Thisis a
minimum figure and C&C has sought in the Core Strategy process for the EC
Regeneration Area a range of 8,000 to 10,000 units (see the Housing Land Use
Summary referred to below). This is based on the C&C Indicative Land Use
Budget and whilst the bottom of the range is higher than 7,000 units, this reflects
the potential of the site to accommodate tall buildings.

The purpose of the enclosed representations is to secure a suitable “minimum”
housing alocation for the Opportunity Area and a suitable indicative number of
jobs to be created by the development of the Opportunity Area. As explained in
RLP Annex 1, further assessment work will help inform the optimum level of
development across the ECWKOA and as a consequence within the EC
Regeneration Area. Thisin turn will lead to further refinement/ adjustment to the
Indicative Land Use Budget.

With regard to employment density, the figures are based on the floorspace figures
at the lower end of the Indicative Land Use Budget (see below). Thisis appropriate
as the allocations in Annex 1 are considered to be minima and represent
“indicative” levels asfar as potential job creation is concerned.

The enclosed evidence thus takes forward and refines the Initial Evidence Base
submitted in support of representations and submissions to A New Plan for London
Plan and the Boroughs Core Strategies to take in to account more up to date
information and ongoing work as part of the evolution of the planning and design
work for the EC Regeneration Area. The Initial Evidence Base aso accompanies



these current representations and supports the changes being sought to the RLP. It
comprises the following documents submitted as an Addendum to this submission.

Planning Policy Summary

Produced by DP9, it provides an overview of relevant planning policy relating to
future development of the EC Regeneration Area. It evaluates the proposals
being promoted in these representations, concluding that they accord with
national and regional policy.

Earls Court Regeneration Area Framework

Produced by Urban Strategies Inc, it sets out the overall ambitions, area
regeneration objectives and overall context for the EC Regeneration Area,
concluding with some key framework principles in relation to the EC
Regeneration Area.

Design Principles Summary Study
Produced by Benoy, it describes the vision for the EC Regeneration Area and
design principles to underpin future development proposals.

Summary Townscape and Tall Building Study

Produced by Robert Tavernor, it considers the townscape context for the EC
Regeneration Area and scope for tall buildings on the EC Regeneration Area,
concluding that the EC Regeneration Area, in principle is a suitable location for
appropriately designed tall buildings.

Summary Socio Economic Study

Produced by King Sturge, it reviews socio-economic data of relevance to
development of the EC Regeneration Area and concludes that the site is well
placed to meet demand for new jobs and housing.

Retail Land Use Summary Study

Produced by King Sturge, it considers the demand for retail floorspace to serve a
new mixed use community on the EC Regeneration Area. It concludes that new
facilities would be required primarily to serve those living, working and visiting
the site.

Hotel Land Use Summary Study
Produced by King Sturge, it considers the hotel market and potential for hotel
development on the EC Regeneration Area, which is considered to be strong.

Summary Culture, Destination and Leisure Land Uses Study

Produced by King Sturge and Locum Consulting, it considers consumer demand
for leisure uses and the opportunity to create a destination venue as part of mixed
use development of the EC Regeneration Area.
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Housing Land Use Summary Study (separate volumes for RBKC and LBHF)
Prepared by RPS and First Base, it considers the need for additional housing and
the opportunity for a substantial residential mixed income and tenure devel opment
creating a new community on the wider EC Regeneration Area. It also sets out the
site potential in respect of housing delivery for the parts of the EC Regeneration
Areawithin each respective borough, given their housing trajectory requirements.

Summary Transport Study

Produced by WSP and Halcrow, it considers the transport network serving the EC
Regeneration Area and likely transport requirements generated by future
development of the site.

Summary of Sustainability Approach
Produced by Hoare Lea, it reviews the sustainability measures that could be
employed through redevel opment of the EC Regeneration Area.

Summary Infrastructure and Waste Study

Produced by Hoare Lea, Arup and WSP Environmental Ltd, it provides a
preliminary assessment of infrastructure capacity, structural deliverability and
waste management considerations for development of the EC Regeneration Area.
It concludes that with appropriate measures and procedures in place, the site
provides the opportunity for high density mixed use development.

C& C aso previously produced background evidence which considered the potential
for an International Convention Centre to be located in LBHF, with options
including Olympia or aternatively in the wider EC Regeneration Area (Summary
Potential International Convention Study by Locum Consulting). However, an ICC
is not being actively pursued at this time and the Study is no longer being promoted
as part of C&C’s Evidence Base. Reference to a potential International Conference
Centrein other parts of the Evidence Base are also not being taken forward.

In addition, evidence was submitted on the office market and potential for office
development in a new urban quarter on the EC Regeneration Area (Office Land Use
Summary Study by King Sturge). This document is superseded by the CBRE
Employment Capacity report which considers the suitability of the EC Regeneration
Area as a strategic office location in the light of background information issued as
part of the RLP and data available since the King Sturge Study was produced. Asa
consequence the earlier Office Land Use Study is no longer being taken forward,

The Evidence Base undertaken on behalf of C& C supports high quality, density and
mixed use on the EC Regeneration Area, in accordance with the adopted London
Plan objectives to make the best use of available sites and achieve maximum
intensity of use compatible with local context, design and transport capacity
considerations (policy 3A.3).
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It is important to note that the Evidence Base has been prepared with respect to a
strategic site alocation for the EC Regeneration Area, based on an indicative Land
Use Budget, rather than in support of a specific development scheme at this stage.
The Indicative Land Use Budget represents floorspace ranges up to and including a
total of 1,640,000 sgm. They are indicative at this stage, but soundly based on the
assessment work undertaken thus far, and enable approximate parameters to be
formulated for the EC Regeneration Area to demonstrate the potential for these
landholdings to deliver development of a strategic scale, commensurate with its
Opportunity Area status.

It is not intended that the Indicative Land Use Budget should be trandlated directly
into policy. It nevertheless provides a basis alongside RLP density matrices upon
which to “test” the RLP development allocations for the ECWKOA against the
potential urban capacity of the EC Regeneration Area and the wider Opportunity
Area. This exerciseis explained in the Place Making Report. It demonstrates that
the current alocations significantly underestimate this important development
opportunity and should be increased. C&C agree that the alocations should be
expressed as minimum/ indicative figures and it is not appropriate for the RLP (or a
subsequent OAPF) to propose afloorpsace cap.

As evident, the floorspace ranges in the Indicative Land Use Budget are indicative.
It is envisaged that they will be refined as aresult of ongoing technical assessments.
By way of illustration, the lower end of the office floorspace range has been
modified since the Initial Evidence Base was produced to reflect the more recent
analysis undertaken by CBRE on employment capacity and conclusions on the
minimum critical mass required to establish a successful strategic office location.
This change (from 400,000 sgm to 300,000 sgm) is included in the schedul e below.

This approach is consistent with the RLP which recognises that having established
suitable minimum/ indicative alocations, the transport study being carried out by
TfL will inform a planning framework which in turn will determine the optimum
development capacity for the area. The outputs from this work and other
masterplanning inputs will be required to tailor the land use mix and fina quantum
of development and its disposition across the EC Regeneration Area and
relationship with the wider Opportunity Area. The Planning Framework for the
Opportunity Areawill be worked up by the GLA in consultation with the Boroughs,
the landowners and other relevant parties and be further refined through a
Masterplan process and as part of subsequent planning applications. This approach
is also promoted in the Boroughs' respective Core Strategy documents.



Indicative Land Use Budget

User Type Low to High (Sq m) (GEA)
Office 300,000 to 550,000 sgm
Residential 850,000 to 900,000 sg m
Retail 40,000 to 55,000 sgm

Hotel 45,000 to 65,000 sgm

Culture, Destination and 35,000 to 50,000 sg m
Leisure Uses

Education and Other 10,000 to 20,000 sgm
Socidl and Local
Community Facilities

Total 1,280,000 to 1,640,000 sq m

2.15 C&C’s Evidence Base demonstrates that in terms of capacity and quantum of
development, the housing and job targets currently provided in Annex 1 of the RLP:

are not founded on arobust and credible evidence

do not effectively reflect RLP objectives and do not properly take into account
Opportunity Areapolicy and objectives

are not consistent with specific objectives and policy direction for the
ECWKOA

do not provide a good fit with best practice in place making

do not properly take in to account the scale of the opportunity and the
comprehensive approach and significant land use change that can be achieved
in the EC Regeneration Area

fail to take full advantage of the contribution the Opportunity Area can make to
sustainable devel opment and achieving environmental improvements

do not adequately allow for change over the life of the plan

fall short of the policy direction promoted at the national level.

2.16 The findings and conclusions of this work are referenced in Section 3.0 and the
detailed representations in Section 4.0. The amount and level of evidence clearly
support the strategic development allocation in the RLP in accordance with PPS11
and the strategic site alocation at Core Strategy level in accordance with PPS12.
However, the thrust of the evidence supports greater development capacity than the
draft policy documents currently suggest. There is clear evidence supporting the
changes to the ECWKOA allocationsin Annex 1.
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KEY THEMES SUMMARY

C& C supports the designation of the ECWKOA in the RLP. However the Strategic
Policy Direction in Annex 1 should be amended to reflect the full development
potential of the area taking into account the evidence submitted with these
representations to ensure the Plan is sound. Whilst some of this evidence reflects
site specific considerations it is nonethel ess appropriate in the context of a Regional
Planning Strategy as the EC Regeneration Area comprises the principa
landholdings that will deliver the strategic aspirations for the ECWKOA.

Section 4.0 contains the detailed representations, explaining why changes should be
made to the current draft to ensure it can be considered sound against the tests in
PPS11 and seeking text alterations to redress the position.

Extent of ECWKOA and implementation

Annex 1 refers to the ECWKOA extending to 31 hectares. Of this, approximately
28 hectares comprises the EC Regeneration Area.  The text at Annex lalso refersto
“other sites in the vicinity” being within the OA. C&C supports the proposition
from GLA officers that 2.8 hectares of land comprising the car park at Seagrave
Road (where C&C aso has an ownership interest) also falls within the OA. The
assumed OA is shown on the plan at Appendix 5 to this submission. This areais
controlled by relatively few parties thereby increasing prospects for a coordinated,
phased comprehensive development that can meet the strategic objectives
earmarked for the ECWKOA. Whilst the RLP is not expected to specify the
ECWKOA boundary — this will emerge through the Opportunity Area Planning
Framework — C& C’ s representations on Annex 1 seek further clarity as to the extent
of the ECWKOA.

C&C support the expectation in the RLP that development within the ECWKOA
will be delivered through an Opportunity Area Planning Framework. C&C is
already in discussions with GLA officers and the Boroughs to set the Framework in
place. C&C consider that an Opportunity Area Planning Framework in principle
provides the most appropriate process within which to progress as the Opportunity
Areais expected to deliver benefits at the regional scale. It is important, however,
that progress is not delayed and the RLP should acknowledge that an alternative
approach may be appropriate if an OAPF is not progressed speedily. Thisisin the
interests of arobust implementation strategy, in accordance with PPS11.

The following key themes cover the representations. Similar points have been

made, albeit focused at the site specific level, in relation to more detailed policiesin
the Boroughs' emerging Core Strategies.

10
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Strategic Policy Direction for the ECWKOA
C& C propose text changes to Annex 1 to take account of the following:

- clarification that the strategic potential of the arearelatesto its ability to provide
high density mixed use development;

- clarification of the extent of coverage of the ECWKOA, as explained above,

- confirmation that development within the ECWKOA may lead to a district
centre as a new town centre designation. This is explained in more detall
below;

- clarification that preparation of a Planning Framework is in train and will be
underway by the time of the EIP. As a consequence, the OAPF Progress
column should be updated to “2” i.e,, "In Preparation”;

- confirmation that parts of the site may be suitable for tall building devel opment,
as explained below;

- revised target development figures for indicative employment capacity and the
minimum number of new homes, as explained below.

A copy of the revised text with tracked changesis at Appendix 6.
Quantum of development at ECWKOA
(a) Place making

The Place Making Report explains the advantages of the EC Regeneration Area as a
location for a new urban quarter. Its strategic importance is aready recognised in
the RLP and the Place Making Report illustrates how a masterplan adhering to
strong urban design principles can invigorate the area and create a new destination
for west London.

The principle of high density development within the Opportunity Areais supported
in the RLP. As explained in the Place Making Report, increasing density is an
inherent principle of sustainable development. For example, it helps to deliver
mixed use, economic competiveness, diverse communities, architectural variety,
new areas of open space and public realm, social and community infrastructure and
local amenities, improvements for pedestrians and cyclists, added flexibility for
energy efficiencies and environmental improvements. Importantly, higher density
development helps underpin financial viability, delivering more certain and
attractive outcomes for the benefit of the wider area. Thisis particularly pertinent
on brownfield sites where constraints and complexities add to development costs,
such as the EC Regeneration Area.

(b) Housing

3.10 The Housing Capacity report considers the household growth for London, the need

for new housing accommodation which results from this growth and how the RLP

11
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3.12

3.13

3.14

3.15

proposes to locate this additional housing supply. Significant growth is expected to
2031 which will place pressure on the existing housing stock. The RLP proposes
housing targets of 33,380 pa new homes across the capital over the plan period.
This is a significant increase on the average build rate achieved over the last 6
years, during a boom period. There is, therefore, a significant challenge ahead if
thislevel of growth isto be delivered.

RPS anticipates that the levels planned for in the RLP are at the lower end of what
may be required, particularly taking in to account economic conditions and
slowdown in construction rates and the ever increasing backlog of housing delivery.
It concludes that additional housing allocations are needed. Failure to provide for
this growth risks adverse effects on affordability, choice and diversity of housing,
sustainable growth and economic potential — al key objectives of nationa planning

policy.

The larger development sites and in particular the Opportunity Areas have a key
role in meeting housing targets. The RLP seeks to redistribute growth to locations
where there is greater supply of housing land athough these areas, notably the East
have the lowest levels of projected growth. Some 43% of the total site capacity for
the London region is located in the East, even though this areais expected to deliver
less than 25% of the expected household growth.

The approach taken in the RLP effectively constrains projected employment growth
on a borough basis according to its capacity to deliver growth. This is particularly
evident from an assessment of the Office for National Statistics (ONS) population
distribution data which is based on historic patterns of growth without a deliberate
constraint against future capacity. One of the consegquences of a mismatch between
the locations of projected growth and new development capacity will be to
exacerbate existing disparities in house prices and affordability.

C&C recognise the importance of a London-wide approach to housing growth
particularly as expansion in East London will help to deliver regeneration and other
important strategic benefits for the sub region. However there is no justification
within policy to artificially constrain or frustrate housing delivery where ONS data
Is predicting strong population and household growth, particularly where there is
capacity to accommodate some of this growth.

The Housing Capacity report confirms that increasing housing provision in areas
where opportunities do exist does not require a reduction within the other sub
regions. If new housing is delivered at the annual targets set in the RLP (which in
themselves are ambitious) it will not meet the growth predictions forecast by ONS
or the higher end of projections from the GLA’s Data Management and Analysis
Group (DMAG). This shortfall would be around 25,000 or 44,700 homes to
maintain a degree of affordability in the current market. At asub regional level, the
shortfall across the Central and West London areas faling within Inner London
would be some 81,800 homes.

12
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Opportunities for housing growth in close geographical proximity to the source of
the projected housing growth i.e. the inner central and west area, therefore, should
be optimised. The ECWKOA is in a location where the population projections
indicate significant growth and full account of the site's residential potential should
be taken and reflected in the RLP housing targets. Increasing housing stock where
there is capacity in areas of demand will help to ease pressures on affordability,
redressing in part the supply/ demand imbalance and also providing opportunities
for delivery of dedicated affordable housing. Thisin turn will increase choice and
help to stem the outflow of households forced to relocate by current shortages,
thereby maintaining housing options. These consequences are consistent with
advice in PPS3 and the strategic objectives of the RLP.

The ECWKOA is eminently well located to help meet this future demand. The
scale of new housing and its delivery as part of a phased comprehensive mixed use
development enables a sustained approach, introducing long term stability for the
sub region. It also allows for any improvements and expansion of support
infrastructure to be programmed and coordinated and to meet the demands of new
growth.

The urban capacity analysis in the Place Making Report demonstrates that the
minimum housing allocation for the ECWKOA should be increased to 8,000 units
and that the EC Regeneration Area has capacity to accommodate a minimum of
7,000 of these dwellings as part of a sustainable mixed use development.

(c) Employment

CBRE has interrogated data produced by GLA Economics Projections and in the
London Office Policy Review (LOPR) which has been used to underpin the
employment target figures in the RLP. As explained in the Employment Capacity
study, CBRE question some of the assumptions behind the RLP figures and has
found inconsistencies across the data sources, which undermines the robustness of
the LRP evidence base. For example:

- Financial and Business Services (FBS) are dominant sectors of office demand
in London. Long term FBS employment projections in the economic evidence
base for the RLP are low by comparison with historic trends and previous GLA
forecasts;

- the projections show that the magjority of future office job growth will occur in
Business Services and hardly any in Financial Services. Future employment
growth in Business Services is arbitrarily constrained in the GLA projection. It
appears biased towards potential under-estimation of long term growth and
therefore office demand;

- there are inconsistencies between GLA sector employment projections and
forecasts of office employment growth at borough level in the London Office
Policy Review (LOPR). Projected office job growth in Westminster, which has

13



a concentration of Business Services, is understated compared with projections
for the City and Tower Hamlets, where Financial Services account for half of
all office employment;

the assumed average occupationa density of 12 sq m per worker (net) in the
LOPR seems unrealistically low when compared with typical rates of space
utilisation achieved by many office occupiers.

3.20 CBRE has developed scenarios based on aternative assumptions of future
employment growth in Business Services, allowing for a short term decline in jobs,
which show that the GLA projection is at the bottom end of plausible outcomes. As
a consequence the RLP does not take in to account realistic growth potential. When
set against allowances for employment site capacity, the RLP analysis shows a
number of misalignments. For example:

expected future growth in Kensington and Chelsea is significantly constrained
below the level suggested by historic trends and its high levels of transport
accessibility;

office demand growth to 2031 compared with estimated capacity for floorspace
growth show that there are significant spatial imbalances in future office
demand and supply in London. This is compounded by limitations on site
availability and constraints imposed by land ownership, heritage sensitivities
and other planning considerations;

Westminster and Hammersmith and Fulham show significant under supply of
office space compared to projected demand growth.

3.21 These mismatches would be even greater if future growth in office employment is
higher than the GLA Economics or LOPR projections and should assume average
occupational densities ater. Taking into account more redlistic assumptions on
future office job growth and occupational densities, CBRE estimates the combined
shortfall in office supply to 2031 on current site capacity estimates in Westminster,
Hammersmith & Fulham and Kensington & Chelsea combined could be between
0.6 — Imillion sgm of office space.

3.22 This questions whether the RLP is addressing future employment requirements
effectively and in turn, meeting its strategic objectives to provide for the capital for
the next 20-25 years.

3.23 The Employment Study reviews characteristics of the West End market, London’s
largest office market with a diverse and dynamic mix of occupier sectors. The
following features are present:

Business Services are a leading sector of West End office demand, but demand
for officesin awide range of other sectorsis aso important;

a high proportion of demand in the West End is for office sizes below 2,000 sq
m. The availability of modern spacein large unitsis limited;
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3.24

3.25

3.26

3.27

3.28

- over the past 20 years the West End has shown a low level of growth in office
stock compared with other parts of Central London. FBS employment growth
in the West End has far outstripped the increase in office supply;

- the supply/demand imbalance in the West End has driven rental growth above
inflation in the past 20 years. Office rents in the core West End are the highest
in the world. Rentsin other West End locations are typically equal to or above
those of the City and Canary Wharf, as well as many European cities.

CBRE concludes that there is a clear need for sufficient long term capacity in
suitable aternative locations to accommodate workplace growth for West End
expansion. Failure to address this strategic requirement poses the threat of
increasing rental cost pressures and damage to competitiveness for West End
occupiers, together with reduced attractiveness of the West End to new business.

There is along-standing trend of occupiers drifting westward from Central London
there is no reason to assume this will change in the future. In addition, London’s
office market is evolving to a polycentric structure; key criteria for successful off-
centre business hubs are good access to the centre, high quality premises and
sufficient scale to support other services and the creation of an attractive public
realm.

The ECWKOA is well placed to meet this demand. The areais in the control of a
relatively small number of landowners and can achieve highly sustainable
development and deliver a comprehensive scheme, phased over time. It is
identified in RLP for strategically significant office development and has distinctive
potential for successful development as a new business district to complement and
supplement the West End. In particular:

- it has excellent public transport accessibility and is located at the base of the
Western Corridor favoured by office market occupiers, especially international
companies and high value business services,

- office provision in the ECWKOA will be part of a comprehensive mixed-use
development that will provide a diverse and vibrant environment character.
Thisis explained in more detail in the Place Making Report;

- the ECWKOA has the potential for sufficient scale of office development to
create critical mass and economies of agglomeration.

CBRE concludes that having regard to the need for critical mass and evidence from
other new business hubs in London, provision of 300,000 sgm would be the
minimum appropriate for the ECWKOA as a strategically significant office
location. This implies employment capacity for office-based sectors in the order of
20,000 jobs. When job creation from other land uses is taken into account, the
Opportunity Area could provide an indicative level of 24,000 jobs, as explained in
the Place Making Report.

The current targets in the RLP fail to respond to the above and miss the opportunity
take advantage of the realistic potential of ECWKOA and the contribution it can
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3.29

3.30

331

3.32

make to a sustainable spatia strategy as required by PPS11. The changes proposed
by C&C are consistent with the RLP objectives and the aims and proposals in the
Mayor’s Economic Development Strategy, in particular to ensure there is sufficient
long term capacity for workplace growth, lessen the burden of high office costs and
ensure emerging sectors can grow in places meeting their needs.

Potential town centre designation

C&C’s representations seek recognition within the RLP that a new town centre
designation could be appropriate within the ECWKOA. Whilst outside an existing
town centre, the EC Regeneration Areais clearly identified for high density mixed
use development in emerging strategic and local policy guidance and would be an
appropriate location for a new town centre. The proposed range of uses includes
the full range of town centre functions (office, retail, leisure, hotel, cultural,
destination facilities etc) and a quantum of development envisaged to fulfil a
strategic role.

The Employment Capacity Report emphasises the importance placed on the
attributes that underpin the West End in contributing to a successful business hub.
This includes a multi-faceted destination with lively shopping streets, a variety of
cafes, bars, restaurants and hotels, high quality public realm with civic spaces and
cultural facilities as well as extensive residential areas with its associated social and
community infrastructure. RBKC's aspiration for its Proposed Core Strategy is
that the area provides a vibrant world class new quarter of the city. A town centre
will be needed in order to fulfil these objectives and ensure a sustainable
community. The Place Making Report reinforces the role of town centre functions
in creating an attractive and vibrant piece of new city and contributing to the
integration of new a new district within its environs including established local
communities.

The representations propose references to a possible town centre designation within
the EC Regeneration Area, being the principal location for development within the
ECWKOA. The town centre function would be a consequence of this land use mix,
as explained in more detail in the various land use studies and the Place Making
Report in the Evidence Base. The Planning Framework would determine spatial
arrangement across the EC Regeneration Area and the wider ECWKOA based on
new routes/ transport connections and the synergy between uses resulting in areas
of focused activity. New pedestrian and cycle routes would integrate the town
centre functions with the surrounding catchment enhancing the benefits of a
sustainable destination. This is explained in more detail in the Regeneration Area
Framework, the Design Principles Study and the Place Making Report (Evidence
Base).

C&C acknowledge that further masterplanning work will help assess further the

potential designation of the town centre within the hierarchy. However, it is
appropriate that policies in the RLP anticipate possible changes over the plan
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3.33

3.34

3.35

3.36

3.37

period, particularly where such change is actively supported by the Plan, and
provide a policy framework for new town centres to be considered. This would be
consistent with the plan-monitor-manage approach advocated in the Plan (para 8.4).

The RLP advises that town centres are a key spatial priority of the Plan, providing
access to a range of services and enabling al parts of London to make a greater
contribution to its economic success. They are key locations for a diverse range of
activities, including retail, leisure and office space as well as housing, social
infrastructure and public open space and key nodes for more effective land use and
transport integration. The RLP promotes town centres as the main foci beyond the
Central Activities Zone for commercial development and intensification including
residential development where a sense of place and local identity can be provided.
This is wholly consistent with the strategic and local development aspirations for
EC Regeneration Area within the ECWKOA.

C&C'’s proposed approach is aso consistent with national guidance advising
regional and local authorities to be positive, proactive and flexible in setting
policies for their network and hierarchy of centres, with a particular emphasis on
being resilient to anticipated future economic changes. Identified deficiencies
should be addressed by either promoting existing centres to function at a higher
level or through the designation of new centres (PPS4). The RBKC part of the site
lies within an area of existing retail deficiency recognised in its Core Strategy and
new development within the ECWKOA will generate its own demand for such
facilities.

The representations ensure a robust approach that alows for change in accordance
with the soundness test in PPS11.

Tall buildings

C&C'’s representations to Annex 1 include reference to the potential for tall
buildings within the ECWKOA. This is consistent with the Policy 7.7 which
identifies Opportunity Areas as suitable in principle for tall buildings. The policy
expects tall buildings to be part of a strategic approach to change. The scale and
type of development anticipated in the ECWKOA is consistent with this approach.

Initial analysis for the EC Regeneration Area indicates the potential for tall
buildings within the site (Summary Townscape and Tall Building Study and Place
Making Report). They would provide a strong sense of place and act as a focus for
the new urban quarter. Tall buildings also provide the opportunity for increased
density and variety within the townscape. Due to its size, the area will establish its
own architectural identity as explained in the Place Making Report. The
opportunities for tall buildings within the ECWKOA will be developed and tested
through the Planning Framework as explained in Annex 1.
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3.38

3.39

4.0

4.1

Other changes

C&C's representations to other parts of the RLP seek to introduce flexibility and
additional clarity in the interests of making the policies robust and providing a
suitable policy framework to deliver the Plan’s strategic planning objectives.

Integrated | mpact Assessment

The changes in these representations have been considered against the 16 objectives
in the Integrated Impact Assessment and where appropriate, the rating revised
accordingly. The results of this exercise are set out in Appendix 7. In each case,
the proposed change results in an equivalent or higher rating. Accepting these
changes s, therefore, consistent with PPS11.

DETAILED REPRESENTATIONSAND JUSTIFICATION

The table below sets out the detailed representations by C&C in relation to the text
of the RLP. Extracts from the RLP are included, with changes to show the
alterations being proposed — the text to be deleted has been struck through and the
new text is underlined.

REFERENCE REPRESENTATION

Context and Strategy

Policy 1.1 Delivering the Proposed change

strategic vision and objectives for

London Policy 1.1
Strategic

A Growth and change in London will bemanaged
Hr-order-to realise the Mayor’ s vision for London’s
sustainable development to 2031, set out in
paragraph 1.49, and his commitment to ensuring
all Londoners enjoy a good, and improving

quality of life sustainable over the life of this Plan
and into the future.

B Other mayoral plans and strategies, decisions on
development proposals and investment priorities,
and borough DPDs and development decisions
should aim to realise the objectives set out in
paragraph 1.50 so that London should be:

1 acity that meets the challenges of economic and
population growth

2 an internationally competitive and successful city
3 acity of diverse, strong, secure and accessible
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nei ghbourhoods

4 acity that delights the senses

5 acity that becomes aworld leader in improving
the environment

6 acity where it is easy, safe and convenient for
everyone to access jobs, opportunities and
facilities.

Reasons

The proposed changes reflect national policy to
facilitate and not discourage devel opment.
Consideration of the effects of development is
adequately covered by other policiesin the Plan
and the principle of sustainable devel opment.
Thereisarisk that “managing” change could be
interpreted in away that frustrates devel opment
opportunities. Thiswould be at odds with PPS1
which requires sufficient land of suitable quality in
appropriate locations to cone forward to meet
expected needs for housing, retail and commercial
development and other uses.

London’s Places

Para 2.22

Proposed change

The challenges and opportunities facing London
have little regard to administrative boundaries. The
Mayor strongly supports partnership-based, cross
border working to address them, with working
arrangements tailored to particular tasks. This will
be particularly relevant where Opportunity Areas
fall within more than one sub-region. Strategic
agencies will have a role in these where they can
add value in deivering strategic and local
objectives, for example by providing support for
implementing Multi-Area Agreements. Where
appropriate, partnership arrangements should be
extended to include neighbouring authorities,
especidly to coordinate infrastructure provision
and to address common issues affecting
devel opment corridors beyond London.

Reasons

It isimportant that issues at the sub regional/
borough level do not frustrate the potential to
provide new development and thiswill be
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particularly relevant where locations earmarked for
growth straddle sub-region boundaries. The Earls
Court Regeneration Areais such an example—itis
identified as part of the Earls Court & West
Kensington Opportunity Arealying within the
Central sub region (RBKC part of the wider site)
and the West sub-region (LBHF part of the wider
site).

Policy 2.9 and para 2.37 Inner
London

Proposed change

Policy 2.9

A The Mayor will, and boroughs and other
stakeholders should work to realise the potential of
inner London in ways that sustain and enhance its
recent economic and demographic growth and
whitealso improve g its distinct environment,
addressing its unique concentrations of deprivation
and improving quality of life for those living,
working, studying or visiting there.

2.37 This combination of challenges and
opportunities, and the scale and pace of changein
inner London justifies a distinctive planning policy
approach. Overall, the objective should be to
encourage growth, taking in to account
opportunities but to manage it in ways that help
improve quality of life and opportunities for
residents, thereby making a contribution to
tackling London’ s problems of inequality and
exclusion. Aswith outer London, a‘one sizefits
all’ approach to addressing these is not appropriate.
Initiatives must be sensitively tailored to local
circumstances, with strategic support to underpin
them.

Reasons

As currently worded, the text infers that new

devel opment could be constrained by residential
amenity issues. Whilst these considerations will be
relevant in cases where new development impacts
on existing and future residential communities (and
taken in to account under other policies) a balanced
approach isrequired. Theresidential environment
should not be used to unnecessarily constrain
development. Thisis particularly relevant in the
case of Opportunity Areas as the main reservoirs
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for new development within Inner London.

Para 2.39

Proposed change

2.39 The economic opportunities open to inner
Londoners are very varied, with relatively easy
physical access to those of the CAZ (even though
it may berelatively slow, with non-stopping trains
passing by), as well as openings generated by more
local growth. However, there are other barriersto
accessing these opportunities for some residents,
especialy the need for skills and training. The
London Skills and Employment Board Strategy,
guiding investment by the London Skills Council,
Job Centre Plus and the LDA, provides particular
support for those who have greatest difficulty
gaining access to the active labour market, as well
asfor career progression to take better advantage
of the opportunities provided by growth in the
wider London economy. Rejuvenation of inner
London’ stown centres (Policies 2.15, 4.7 and 4.8)
and where appropriate establishing new town
centres as aresult of development within areas of
growth such as Opportunity Areas will be central
to opening up these opportunities and
complemented by better physical access to those of
CAZ and the Opportunity and Intensification Areas
(Policy 2.13). Loss of industrial capacity must be
weighed very carefully against the scope it can
provide for relatively affordable workspace, not
least in terms of the locational advantagesit hasin
providing services for CAZ (Policy 4.4).

Reasons

The text should acknowledge that in some
instances new town centre designations may be
justified as aresult of development coming
forward over the plan period. This accords with
PPS4 which advises that authorities should
consider the need for new centres and identify
them where there are deficienciesin existing
provision.

The Earls Court Regeneration Areawithin the
ECWKOA isan example. Assessment work
undertaken by C& C (and submitted as part of the
Evidence Base in support of its representations on
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the RBKC and LBHF Core Strategies) indicate the
site could support approximately 720,000 sgm of
town centre uses (offices, retail, hotel, leisure,
destination etc). With scope to achieve a PTAL 6,
thereis potential for a new town centre designation
within the wider site. Further assessment will be
undertaken as part of the Planning Framework for
the Opportunity Area and future masterplanning.

Para 2.40

Proposed change

2.40 Some parts of inner London have
exceptionally high quality environments, but too
many others suffer from alegacy of ill

conceived and sometimes poorly managed
development which has received inadequate
subsequent investment, especially in the

public realm. This Plan provides clear guidance on
how this should be addressed through its support
for an inclusive environment (Policy 7.2), greater
security through design (7.3), respect for the
positive contributions made by local character
(7.4), public realm (7.5), and architecture (7.6). In
some areas, the Plan’ s policies on tall buildings
(7.7) will be particularly relevant

and in others those on the contributions
conservation can make to regeneration (7.9) and
the role of the Blue Ribbon Network

in enhancing the townscape (7.28-7.30). Of more
general importance in the higher density
environment of Inner London is seizing
opportunities therigereusnpertance the Plan
attaches to improveing the quality of, and access
to, open space (7.18) and play space (3.6). Coupled
with the mixed use character of parts of the area
this also offers particular opportunities for
developing district energy infrastructure (see
Policies 5.5-5.6).

Reasons

The Plan should recognise that flexibility will be
required when applying open space requirements
so as to optimise devel opment potential on sites
which may have constraints and competing
demands. In some cases, innovative and
Imaginative solutions can achieve high quality
living environments. Strategic guidance should
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avoid being too prescriptive. Referenceto
“rigorous’ isinconsistent with the tone of policies
7.18 and 3.6.

Policy 2.13 and para 2.55, 2.58
Opportunity Areasand
Intensification Areas

Proposed changes

Policy 2.13

Strategic

A The Mayor will:

a provide proactive encouragement, support and
leadership for partnerships preparing and
implementing Opportunity Area Planning
Frameworks to realize their growth potential in the
terms of Annex 1, recognising that there are
different models for carrying these forward; or

b build on frameworks already devel oped.

B Encourage boroughs to progress and implement
planning frameworks to realise the potential of
Intensification Areas in the terms of Annex 1, and
will provide strategic support where necessary.

Planning decisions

C Development proposals within Opportunity
Areas and Intensification Areas should:

a support the strategic policy directions for the
Opportunity Areas and Intensification Areas set
out in Annex 1, and where relevant, in adopted
Opportunity Area Planning Frameworks

b seek to optimize residential and nonresidential
densities, provide necessary socia and other
infrastructure to sustain growth, and, where
appropriate, contain amix of uses including where
appropriate, town centre uses

C seek to exceed eontribute towards-meeting the
minimum guidelines for housing and/or indicative
estimates for employment capacity set out in
Annex 1

d realize scope for intensification associated with
existing or proposed improvementsin public
transport accessibility and promote inclusive
access including cycling and walking

e support wider regeneration and integrate

devel opment proposals to the surrounding areas
especialy Areas for Regeneration.
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2.55 Opportunity Areas are the capital’s magjor
reservoir of brownfield land with significant
capacity to accommodate new housing,
commercial and other development linked to
existing or potential improvements to public
transport accessibility. Typically they can
accommodate at least 5,000 jobs or 2,500 new
homes or a combination of the two, along with
other supporting facilities and infrastructure.
Greater levels of development may be realised
subject to capacity analysis.

2.58 Planning frameworks for these areas should
identify scope to deliver levels of development in
excess of the figuresin Annex 1 based on detailed
analysis, focus on implementation, identifying both
the opportunities and challenges that need
resolving such as land use, infrastructure, access,
energy requirements, spatial integration,
regeneration, investment, land assembly and
phasing. With support from strategic partners, they
should set realistic programmes and timescales for
delivery.

Reasons

The development figures quoted in Annex 1 are
indicative for employment and minimum for
residential. It isappropriate and in the interests of
asustainable spatial strategy to encourage greater
levels of development particularly as the OAs and
|As are the reservoirs for future growth, providing
the principal opportunities to achieve optimum
economies of scale and regeneration benefits. The
Place Making Report submitted as part of C&C's
Evidence Base, for example, demonstrates that the
devel opment quantum suggested for the
ECWKOA significantly underestimate the
potential for this areato bring about change and
optimise further housing and job creation for the
area

Policy 2.13 should aso recognise that there may be
occasions where new town centres are appropriate
within an OA. Thisaccordswith PPS4 which
advises that authorities should consider the need
for new centres and identify them where there are
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deficienciesin existing provision.

The Earls Court Regeneration Areawithin the
ECWKOA isan example. Assessment work
undertaken by C& C (and submitted as part of the
Evidence Base in support of its representations on
the RBKC and LBHF Core Strategies) indicate the
site could support approximately 720,000 sgm of
town centre uses. With scope to achieve a PTAL
of 6, thereis potential for a new town centre
designation within the wider site. Further
assessment will be undertaken as part of the
Planning Framework for the Opportunity Area and
future masterplanning.

Policy 2.14 Regeneration Areas

Proposed change and reasons

Clarification isrequired if Regeneration Areas
should be distinguished from Opportunity Areas
and Intensification Areas. Some of the areas
shown on map 2.5 seem to overlap with the OAs
and 1As

Policy 2.15 and para 2.63, 2.65,
2.66 Town centres

Proposed changes

Policy 2.15

Strategic

A The Mayor will and boroughs and other
stakeholder should coordinate the development of
London’ s network of town centres in the context of
Map 2.6 and Annex 2 so they provide:

athe main foci beyond the Central Activities Zone
for commercia development and intensification
including residential development

b the structure for sustaining and improving a
competitive choice of goods and services
conveniently accessibleto al Londoners,
particularly by public transport, cycling and
walking

c together with local neighbourhoods, the main
foci for most Londoners' sense of place and local
identity within the capital. Changes to the network
which may include the designation of new town
centres commensurate with areas of concentrated
growth should be coordinated strategically with
relevant planning authorities including those
outside London.

25




Planning decisions

B Development proposals in town centres should
conform with policies 4.7 and 4.8 and:

asustain and enhance the vitality and viability of
the centre

b accommodate economic and/or housing growth
through intensification and selective expansion in
appropriate locations

c support and enhance the competitiveness, quality
and diversity of town centre retail, leisure and
other consumer services

d bein scale with the centre

e promote access by public transport, walking and
cycling

f promote safety, security and ‘lifetime

nei ghbourhoods

g contribute towards an enhanced environment,
urban greening, public realm and links to green
infrastructure

h reduce delivery, servicing and road user conflict.

L DF preparation

C Boroughs should:

ainlight of local and strategic capacity
requirements (Policy 4.7), identify town centre
boundaries, primary and secondary shopping areas
in LDFs proposals maps and set out policies for
each type of areain the context of Map 2.6 and
Annex 2

b in coordination with neighbouring authorities,
identify other, smaller centresto provide
convenient access, especialy by foot, to goods and
services needed on aday to day basis, develop
their role asfoci for local neighbourhoods, and
relate these centres to the network as awhole to
achieve its broader objectives

C support and encourage town centre management,
partnerships and strategies including Business
Improvement Districts to promote safety, security
and environmental quality

d promote the provision of Shopmability schemes
and other measures to improve access to goods and
services for older and disabled Londoners

e where appropriate designate new town centresin
accordance with A(c) above.
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2.63 Inouter and inner London, town centres are
the most accessible locations on the public
transport system and the centres of their
communities. They are key locations for adiverse
range of activities, including retail, leisure and
office space as well as housing, socia
infrastructure and public open space. They are aso
key nodes for more effective land use and transport
integration, enabling intensification, encouraging
walking, cycling and greater use of public transport
and fostering social inclusivity, especially for the
substantial numbers of London households who do
not have access to a car. Improved accessibility,
particularly by public transport, cycling and
walking will underpin their competitiveness and
their contribution to Londoners' quality of life.
New town centres may be designated in
Opportunity Areasidentified for significant levels
of mixed use devel opment including town centre
uses. Such areas offer sustainable |ocations for
new development and can fulfill the functions set
out in part A of policy 2.15. New town centres can
serve areas of existing deficiency aswell as
meeting demand generated by new growth to
complement the existing network.

2.65 The Plan’stown centre policies are intended
to provide Londoners with convenient and
sustainable access to the widest range of
competitively priced goods and services. It
therefore provides aframework to coordinate the
changing roles of individual centres and the
designation of new centres, guiding evolution of
the network as awhole toward this end. Each level
in the network has different, complementary and
sometimes specialist rolesto play in this process,
for example in arts, culture, entertainment and
night time economic activity (see Annex 2).

2.66 The current role of town centres should

be tested through regular town centre * health
checks'. This process should ensure that the
network is sufficiently flexible to accommodate
change in therole of centres and their relationships
to one another. Centres can be reclassified and new
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town centres designated in the light of these
through subsequent reviews or aterationsto this
plan and DPDs. Changes to the upper tiersin the
network (Mgjor and above) should be coordinated
first through this Plan.

Reasons

The proposed changes acknowledge that it may be
appropriate to designate new town centresin line
with guidance contained in PPS4. The quantum
and range of development anticipated in the
Opportunity Areas may, subject to further
assessment, justify anew designation. In the case
of the Earls Court Regeneration Area, for example,
Annex 1 alocates the site for strategic leisure,
culture, visitor, office development with retail,
hotels and supporting socid infrastructure. The
indicative Land Use Budget assessed by C&C
suggests that the site could support 720,000 sgm of
town centre uses.

It isrelevant, therefore, that the Plan, as the spatial
development strategy document provides the
policy basisfor new centres to be considered as
additions to the existing network. Thisis
consistent with PPS4 which advises that authorities
should consider the need for new centres and
identify them where there are deficienciesin
existing provision. Earls Court Regeneration Area
within the ECWKOA isan example. The
proposed changes provide an appropriate policy
framework for future town centre uses to be
considered within/ adjacent to the commercia hub
promoted in the Plan.

Policy 2.18 Green infrastructure
and the network of open and
natural spaces

Proposed change

Policy 2.18

Strategic

A The Mayor will work with all relevant strategic
partners to protect, promote, expand and manage
access to London’ s green infrastructure of multi-
functional green and open spaces and to secure
benefits including, but not limited to, biodiversity,
landscape, culture, building a sense of place, the
economy, sport, recreation, local food production,
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mitigating and adapting to climate change, water
management and the social benefits that promote
individual and community health and well-being.
B The Mayor will pursue the delivery of green
infrastructure by working in partnership with all
relevant bodies including the Green Are
Partnerships, publishing Supplementary Guidance
to apply the principles of the East London Green
Grid SPG across London, and beyond.

C Inareas of deficiency for regiona and
metropolitan parks, opportunities for the creation
of parks should be identified and their
implementation be supported such asin the
Wandle Valley Regional Parkii. The Mayor will
support this work.

Planning decisions

D Enhancementsto London’s green infrastructure
should be sought from devel opment where
practicable and viable and where a proposal falls
within aregiona or metropolitan park deficiency
area (Policy 7.17), it should contribute to
addressing this need.

E Development proposals should:

aincorporate appropriate elements of open space
that are integrated into the wider network of green
infrastructure

b encourage the linkage of green infrastructure to
the wider public realm to improve accessibility for
all and develop new links, including Green
Corridors and Green Chains and the innovative
use of street trees.

L DF preparation

F Boroughs should:

afollow the guidance in PPG 17:2and undertake
audits of all forms of open space and assessments
of need. These should be both qualitative and
guantitative, and have regard to the cross-borough
nature and use of many open spaces

¢ Within DPD policiesto ensure that green
infrastructure needs are planned and managed to
realise the current and potential value of open
space to communities and to support delivery of
the widest range of linked environmental and
socia benefits
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d In London’s urban fringe, support through
appropriate initiatives, the Green Arc vision of
creating and protecting an extensive and valued
recreational landscape of well-connected and
accessible countryside around London for both
people and for wildlife.

Reasons

The proposed changes reflect the situation that it
will not be feasible for al sitesto contribute to
green infrastructure. For example, in some
instances, devel opment proposals may facilitate
other social, community and recreational
enhancements.

London’s People

Para 3.18 Housing Supply

Proposed change

3.18 Table 3.1 provides authoritative borough
housing targets, based on household popul ation
projections adjusted to reflect the current
understanding of how each borough may
accommodate new housing. This pattern of
housing distribution across L ondon should not
prejudice or constrain delivery of housing in areas
where household growth is predicted to exceed
supply for example to allow new opportunities or
optimum development capacity to be identified.
whieh At LDF examinations in public targets may
be supplemented by publicly accessible land
availability information and such other information
as boroughs may wish to provide..

Reasons

The GLA Demography household projections
adjust the pattern of household growth in light of
supply side factors within each Borough. These
projections seek in part to constraint household
growth projectionsin areas where the expected
level of supply capacity is considered unable to
deliver sufficient growth. On this basis the pattern
of household growth implied by the distribution of
housing where it is delivered in accordance with
the figures within Table 3.1 will not directly reflect
the behaviour of households in practice or inherent
demand. the provisions of Table 3.1 therefore
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reguire households to modify their behaviour and
move to where accommodation is provided rather
than where they have previously chosen to locate.
Whilst this approach is necessarily afactor in
planning the location of regional household growth
in an areawith arange of complex supply
constraints it should not prejudice delivery of
accommodation in areas which can be
demonstrated as appropriate for accommodating
housing and in particular on sites allocated for
residential development.

Furthermore the spatial distribution of
accommodation relies on inputs to the strategic
housing land availability assessment which remain
confidential to the Boroughs and GLA. Itis
therefore not possible to test whether the
‘constraints’ applied within the GLA household
growth projections are reflective of the true site
capacity on a Borough by Borough basis.

Policy 3.4 Optimising housing
potential

Proposed change

Policy 3.4

Strategic and L DF preparation

A Taking into account local context and
opportunities for change, the design principlesin
Chapter 7 and public transport capacity,

devel opment should optimise housing output for
different types of location having regard to within
the relevant density range shown in Table 3.2.
Development proposals which compromise this
policy should be resisted.

3.22 A rigorous appreciation of housing density is
crucia to realising the optimum potential of sites,
but it is only the start of planning housing

devel opment, not the end. It is not appropriate to
apply Table 3.2 mechanistically. Its density ranges
for particular types of location are broad, enabling
account to be taken of other factors relevant to
optimising potential —local context, design and
transport capacity are particularly important, as
well as socia infrastructure (Policy 3.17), open
space (Policy 7.17) and play (Policy 3.6). In some
instances it may be appropriate to exceed the
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densitiesin Table 3.2, particularly on larger sites
where variety in density will add to place-making
and necessary levels of infrastructure to support
higher density can be planned to come forward.
These broad ranges also provide the framework
within which boroughs can refine local approaches
to implementation of this strategic policy through
their LDFs. Where appropriate, they can also
provide atool for increasing density in situations
where transport proposals will improve public
transport accessibility in the future. It isimportant
that higher density housing is not automatically
seen as requiring high rise development.

Reasons

The proposed changes supplement the principle set
out earlier in the text that the density matrix is not
amechanistic measure and should be applied
flexibly. The changes proposed to policy 3.4 are
also needed to ensure that the density tableis used
inthisway. In addition, the policy changes make
specific reference to circumstances where there
may be changes in the local context as aresult of
new development. The Opportunity Areas are an
example, being significant sites where new places
and destinations could be established, integrated
with their surroundings but appropriate for and
capable of accommodating significantly greater
levels of development density. The proposed
additions are also consistent with PPS3 which
advises that the density of new development
should not dictate new housing by stifling change
or requiring replication of existing form. The
Statement recognises that with imaginative design
it may be possible to create a more efficient use of
lane within a high quality environment.

Para 3.23

Proposed change

3.23 Theform of housing output should have
regard to relevant be-determined-primarHy-by-an
assessments of housing requirements and-net-by
always recognising the need to optimise housing
potential and the need to encourage, and not
restrain, overall residential development (see
Policy 3.4) assumptionsastothe builtformof the
development. While there is usually scope to
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provide amix of dwelling typesin different
locations, higher density provision for smaller
households should be focused on areas with good
public transport accessibility (measured by Public
Transport Accessibility Levels[PTALS]), and
lower density development is generally most
appropriate for family housing.

Reasons

The draft wording is inconsistent with the
provisions of policy 3.4 and 3.14 which seek to
relate optimising the potential for housing and
affordable housing thresholds informed by the
density matrix at table 3.2. Furthermore whilst
housing requirements are an important element in
determining the housing form they are not the only
factor and the wording should reflect this position
along with the strategic importance of achieving
overall minimum housing targets Londonwide.
The suggested clarification is required to avoid
confusion on thisissue and to provide consistency
(for example with Policy 3.4 and paragraph 3.66).

Policy 3.5
Quality and Design of Housing
Developments

Proposed change

Policy 3.5
Strategic and L DF preparation

A Housing developments should be of the
highest quality internally, externally and in relation
to their context and to the wider environment,
taking account of strategic policesin this plan to
protect and enhance London’s residential
environment and attractiveness as a place to
liveBoroughs

may in their LDFsintroduce a presumption
against development on back gardens

where this can be locally justified.

Planning decisions and L DF preparation

B Thedesign of all new housing developments
should enhance the quality

of local places, taking into account physical
context, local character, density, tenure and land
use mix, and relationships with, and provision of
public, communal and open spaces, taking
particular account of the needs of children and
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older people....

C Thedesign of all new dwellings should give
careful consideration to the design of the approach
and entrance to take-account-of-factorsrelatingto
“arrival—at-the building and seek to deliver
practical, safe and functiona dwellings having
regard to he-homeas-aplace of retreat”, meet-the
dwelling space standards set out in table 3.3, have
adequately sized rooms and convenient

and efficient room layouts, meet the

changing needs of Londoners over their lifetimes,
address climate change adaptation and mitigation
and socia inclusion objectives and should be
conceived and developed through an effective
design process

D Development proposals which compromise the
delivery of elements of this policy should be
resisted unless they are otherwise of exemplary
design and make significant contributions towards
achievement of other objectives of this Plan

E The Mayor will provide guidance on
implementation of this policy including on
housing design for al tenures.etc

Reasons

Part A amendments: The intention of the policy is
to deliver high quality well planned developments
which enhance the residentia environment and
attractiveness of London. Thisis consistent with
paragraph 10 of PPS3 which cites ‘high quality
housing that is well-designed and built to ahigh
standard’ as being a specific outcome that the
planning system should deliver. PPS3 does not
reguire housing to be developed to the * highest’
quality, indeed use of the phrase ‘ of the highest
quality’ risks being misinterpreted in application.
By way of example it would be incorrect for the
plan to imply that developments must achieve the
absolute highest level of quality attainable in terms
of materias, finish etc even where this would be
inappropriate to the tenure/type/price of property
and which will clearly preclude proper flexibility
and prejudice the delivery of wider planning
objectives including improved affordability and
choice.




Part C Amendments. Referencesto ‘arrival’ and
“home as a place of retreat’ have no definition and
cannot therefore be successfully accommodated in
policy terms. The dwelling space standards should
not be described as ‘minimums' and to do so
would preclude aternative approaches which may
provide well designed accommodation which
serves aneed in the market.

Para 3.30 and Table 3.3
Minimum space standards for
new development

Proposed change
Deletein entirity paragraph 3.30 and table 3.3.

Reasons

C& C supports the objective to deliver high quality
homes however the presumption which underlies
this policy requirement is that larger homes are
better homes. There isno evidence that previous
attempts to improve standards (such as Parker
Morris) improved the quality of housing. Thereis
no evidence that the proposed spatial standards
will improve the quality of housing. Furthermore
the proposals have failed to be tested to
implications on the delivery of housing across
London to understand the implications on site
capacity etc which isimportant in view of the
minimum housing targets set out in table 3.1 and
the requirements of policy 3.4 to optimise housing
potential.

The policy is premature and is considered to risk
having a profound impact housing delivery in
London. Furthermoreit is apparent that the latest
London wide SHLAA (see para5.35 of SHLAA)
has not accommodated this within its modelling.

Irrespective of the above comments the provisions
of paragraph 3.30 sets arequirement for developers
to identify design occupancy which impliesthis
will be linked to the planning consent. If thisis
intended it is not clear how thiswill be secured and
subsequently monitored.
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Para 3.33 Definition of *‘Arrival’
and ‘place of retreat’

Proposed change

3.33 For individual dwellings the SPG may wilt
cover issues such asthe *arrival’ including the
importance of creating active frontages,
accommodating footpaths and entrances and
shared circulation spaces; size and layout
including, where appropriate, room space
standards aswell-as the dwelling-space standards
set-out--table-3-3; the home as a‘ place of retreat’
(especialy important in high density

devel opment); meeting the challenges of a
changing climate by ensuring homes are suitable
for warmer summers and wetter winters, and
mitigating the extent of future change; and
ensuring easy adaption to meet the changing and
diverse needs of occupiers over their lifetimes. It
will also set out the London approach to
implementation of the Code for Sustainable Homes
in the context of broader London Plan policies on
sustainable design and construction. The
importance of an effective design process to make
sure that the quality of schemesis not
compromised as the devel opment proceeds will
also be highlighted. This guidance will help to
provide a strategic, functional basisfor anew
vernacular in London’s domestic architecture
which also places greater weight on
complementing and enhancing local context and
character.

Reasons
To be consistent with the comments made in
respect of paragraph 3.30 and table 3.3.

Policy 3.6 and para 3.55 Children
and young peopl€e's play and
informal recreation facilities

Proposed changes

Policy 3.6

Strategic

A The Mayor and appropriate organizations should
ensure that all children and young people have safe
access to good quality, well-designed, secure and
stimulating play and informal recreation provision,
incorporating trees and greenery wherever

possible.

Planning decisions
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B Development proposals that include housing
should make reasonable provision for play and
informal recreation, based on the expected child
population generated by the scheme and an
assessment of future needs. The Mayor’s
Supplementary Planning Guidance ‘ Providing for
Children and Y oung Peopl€e’ s play and informal
recreation’ sets out guidance to assist in this
Process.

L DF preparation

C Boroughs should:

aundertake audits of existing play and informal
recreation provision and assessments of need in
their areas, considering the qualitative, quantitative
and accessibility elements of play and informal
recreation facilities

b produce strategies on play and informal
recreation supported by LDF policies to improve
access and opportunity for all children and young
peoplein their area.

3.35 New development including housing should
make provision for playspace. Where feasible ¥
this should normally be made on-site and in
accordance with LDF play policiesfor the area.
Where development is to be phased, there should
be early implementation of the play space related
to the needs generated by the relevant phase of
devel opment. Off-site provision, including the
creation of new facilities, improvements to existing
provision and an appropriate financia contribution
secured by legal agreement towards this provision
may be acceptable where it can be demonstrated
that it fully satisfies the needs of the devel opment
whilst continuing to meet the needs of existing
residents.

Reasons

The proposed changes confirm that requirements
for playspace should be reasonable, and its
provision should reflect the needs of a
development as it comes forward which will
include, for example, the amount of family housing
being propsoed. Additional flexibility is proposed
to clarify that provision of on site playspace may
not be practicablein all cases.
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Policy 3.8 Housing Choice

Proposed change

Policy 3.8

Strategic

A Londoners should have a genuine choice
of homes that they can afford and which
meet their requirements for different sizes
and types of dwellingsin the highest

quality environments.

L DF preparation

B - Taking account of the range of planning
objectives identified by PPS3 and housing
requirements identified at regional, sub regional
and local levels, boroughs should work with the
Mayor and local communities to identify the range
of needs likely to arise within their areas and
unless authoritative local evidence proves
otherwise ensure that:

a new developments offer arange of

housing choices, in terms of the mix of

housing sizes and types, taking account

of the housing requirements of different

groups and the changing roles of different sectors,
including the private rented sector, in meeting
these

b provision of affordable family housing is
addressed as a strategic priority in LDF

policies

¢ al new housing isbuilt to ‘Lifetime

Homes' standards

d ten per cent of new housing is designed

to be wheelchair accessible, or easily

adaptable for residents who are wheelchair users
e account is taken of the changing age

structure of London’ s population and, in particular,
the varied needs of older

Londoners, including for supported and
affordable provision

f other supported housing needs are

identified authoritatively and coordinated

action is taken to address them in LDF and other
relevant plans and strategies

g strategic and local requirements for

student housing meeting a demonstrable
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need are addressed by working closely

with higher and further education agencies and
without compromising capacity for conventional
homes.

Reasons

To ensure alignment with direction offered at
paragraph 3.42 and wider housing objectives
identified by PPS3.

Para 3.45 Housing choice

Proposed change

Para 3.45 Addressing these demands should be
balanced against the ret-compromise-capacity-to
meet-the need for conventional dwellings,
especially affordable family homes, and should not
or undermine policy to secure mixed and balanced
communities. Thismay raise particular challenges
locally, and especially in parts of inner London
where amost three quarters of the capacity for new
student accommodation is concentrated. The
Mayor will provide strategic support and aforum
for boroughs, higher and further educational
establishments and devel opers to work

together to address these issues (including scope
for amore dispersed distribution and different
forms of provision) and to monitor future demand
and capacity. untess Where student
accommodation is deemed to fall within residential
use class C3 and or is hot secured through a
planning agreement for occupation by those

enrolled in members-of specitied-educational

institutions for the predominant part of the year, it
witHnermally may be subject to the requirements
of affordable housing policy. (Policies 3.11-3.14).
While student accommodation is accounted as part
of overal housing provision, it should be
monitored separately because it meets distinct
needs.

Reasons

Any provision of supported housing or specific
student accommodation will reduce capacity for
other housing forms, the wording changes are
necessary to recognise this but identify that thereis
balance to be struck between the various housing
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requirements.

It would not be appropriate to secure affordable
housing provision from non C3 forms of
residential provision or where occupancy of
student accommodation is appropriately restricted.

Policy 3.12
Affordable Housing Targets

Proposed change

Policy 3.12

Stratgeic

A Having regard to the provisions of policies 3.3,
3.4, 3.5,3.8 and 3.13 and the need to promote
mixed and balanced communities the Mayor will
and boroughs, the Homes and Communities
Agency and other relevant partners should seek to
maximise affordable housing provision from all
potential sources of supply targeting and-seek an
average of atteast 13,200 more affordable homes
per year in London over the term of this Plan, and
within this seek to ensure that 60 per cent is social
housing and 40 percent is intermediate housing.
Where appropriate Fhat priority should be
accorded to provision of family housing.

L DF Preparation

B Boroughs should set an overall target in LDFs
for the amount of affordable housing provision
needed from all potential sources of supply over
the plan period in their areas and separate targets
for social rent and intermediate housing and where
appropriate reflect the strategic priority accorded to
provision of affordable family housing.

C Insetting LDF affordable housing targets
boroughs should take account of:

a) current and future housing requirements
identified in line with Policies 3.8, 3.11 and 3.12
b) the strategic targets and priority accorded

to affordable family housing set out in section A
above

c) the approach to coordinating provision

and targets to meet the range of strategic, sub-
regional and local affordable housing needsin
London set out in Policy 3.8, paragraphs 3.58-3.60
and Supplementary Planning Guidance
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d) the need to promote mixed and balanced
communities (see Policy 3.10)

€) capacity to accommodate devel opment
including potential sources of supply outlined in
para 3.60

f) the viability of future development taking into
account futureresodrees-asfar-aspoessible the
availability of public subsidy, other planning
obligations, risks to delivery and the need to
encourage, not restrain, overall residential
development.

Affordable housing targets may be

expressed in absolute or percentage terms
inlight of local circumstances, reflecting

the borough’ s contribution towards meeting
strategic affordable housing targetsin light of the
framework set by the Plan and guidance in SPG,
and providing arobust basis for implementing
these targets through the devel opment control
Process.

Reasons

The Policy would benefit from clarification that
affordable housing targets relate to all potential
sources of supply (for example local authority
devel opments, schemes funded independently of
planning contributions from private devel opment,
long term vacant properties brought back into use,
housing secured through planning contributions
etc). In establishing the target no evidence has
been published to demonstrate that delivery of at
least 13,200 more affordable homes per year is
reasonable and deliverable over the term of the
Plan. For example paragraph 3.57 is clear that the
13,200 target is based on maintaining historic
levels of public subsidy despite there being
uncertainty as to the likely level of the availability
of public subsidy over the Plan period. In view of
this the policy wording needs clarifying that
13,200 is atarget and not a minimum requirement
through the deletion of ‘at least’.

Subsection (f ) of section C has been amended to
ensure consistency of terms throughout the Plan
and to incorporate the advice contained in
paragraph 3.61 and 3.66.
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The policy as currently drafted fails to ensure that
in formulating LDF affordable housing targets
Boroughs provide as much certainty as possible for
devel opers, funders, investors etc for example to
inform land acquisitions. Thisis especialy
concerning at atime where at best viability is
fragile. Consideration should be given to whether
the policy should be further amended to ensure that
LDF policy requirements are reasonabl e,
sufficiently reflects the guidance contained in
Circular 05/05 and critically that it encourages and
does not restrain overall residential devel opment

Para 3.57

Proposed change

3.57 Thejoint evidence base for the London Plan
and London Housing Strategys: demonstrates that
the high cost of market housing in London makes
affordable

housing particularly important in meeting

housing needs. While the London SHMA

has not taken into account the effects of the current
recession, it does seek to address the key

rel ationships between incomes and housing costs
aswell as demographic trends, voluntary sharing
and tackling unmet need within the 10 yearsto
2017. Of the overall average annual requirement
for 32,600 homes, it suggests that 18,200 should be
affordable. However, when setting an affordable
housing target account must also be taken of the
deliverability of these homes. Affordable housing
funding over the full term of this Plan is not
known. Based on the funding that was available
and the record of delivery of affordable homes
over recent years, requirement and taking into
account the 32,600 target, an average of 13,200
additional affordable homes per annum has been
set as the strategic target for the term of the Plan.
Thiswill be monitored closely especialy in light
of changing economic conditions and its adoption
will not compromise delivery of ahigher number
subject to the provisions of Policy 3.12"

Reasons
Thisisintended to link paragraph 3.57 to Policy
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3.12.

Paragraph 3.62

Proposed change

3.62 The Mayor will engage with boroughs
individually to enable them to set local

affordable housing targets which arein

general conformity with the London Plan’s
strategi ¢ targets. Fhe-supplementary-guidance wit
provice ndical ve bene_lunallles Iease_ donine

! GEE.“SGG 6 H““p.e“% 3 12.@ itarm the
process—t ‘”‘.'” alsemeludeg_uldan_ee_enIeeal .
Hapleme l'ta? GIH otthe strateg |e.seeF|ah|||te|ln.|eellatﬁe

- The Mayor recognises
that, in light of local circumstances, boroughs may
wish to express their targets in different ways,
including in absolute or percentage terms.
However the targets are expressed they must be
robust in implementing a borough’s contribution to
the strategic affordable housing targets through the
devel opment control process.

Reasons
The provisions of this paragraph are addressed in
Policy 3.12.

Policy 3.13 Negotiating
affordable housing on individual
privateresidential and mixed use
schemes.

Proposed change

Policy 3.13

Planning decisions and L DF preparation
The maximum reasonable amount of affordable
housing should be sought when negotiating on
individual private residential schemes and the
residential element of mixed use schemes

devel opments, having regard to;

B Negotiations on sites should take account of
their individual circumstances including

devel opment viability, the avail ability of public
subsidy, the implications of phased development
Hreluding-overageprevisions-and other scheme

requirements.

Reasons
The provision of commercial space does not in
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itself create a deficiency which should be resolved
by the provision of affordable housing. It ison this
basis contrary to circular 5/05 to seek affordable
housing from commercial development
opportunities.

The principle of ‘overage’ is specifically dealt with
within Circular 5/05 which precludes planning
obligations from attempting to secure anything
which could be considered a * betterment levy’
which may be considered unreasonable in planning
terms. The reference to overage should therefore
be del eted.

Para 3.63

Proposed change

3.63 Achievement of a Borough's agreed
affordable housing target in a particular year
should not constrain maximisation provision of
affordable housing output on individual proposas
in accordance with Policy 3.13 - the target applies
for the term of the plan.

Reasons

In order to provide clarity to developers on the
scale of affordable housing required on individual
developments and in light of comments made
against Policy 3.12 and 3.13

Para 3.64

Proposed change

3.64 In estimating provision from private
residential or mixed use devel opments,

boroughs should take into account economic
viability and the most effective use of private and
public investment, including the use of developer
contributions. Fe-expedite-the planningproeess,
Developers may wish sheuld to engage with an
affordable housing provider prior to progressing
the scheme where this may assist in expediting the
planning process. In some circumstances

devel opers may be requested to provide
development appraisals to demonstrate that each
scheme _delivers the maximum reasonable
maxtmises affordable housing output. Boroughs
should evaluate these appraisals rigorously,
drawing on the GLA ‘development control toolkits2
and other independent assessments which take




account of the individual circumstances of

asite, the availability of public subsidy and

other scheme requirements. Boroughs are
encouraged to review and bring forward

surplus land in their own ownership to

maximise their contribution to affordable

housing provision, including the provision of land
to affordable housing providers on anil cost or
discounted basi szs.

Reasons

It is beyond the scope of plan policy to prescribe
when a developer will engage with an affordable
housing provider and that such an approachisa
pre-requisite to expediting the planning process.
The Document ‘ Delivering Affordable Housing’
(which is adaughter document to PPS3)
specifically precludes restrictions which would
serve to stifle innovation and competition between
providers. (see paragraph 48.) A requirement to
engage with a provider prior to ‘ progressing a
scheme' is such arestriction.

Development appraisals may be necessary to
support an affordable housing proposal, however,
the word ‘maximises’ should be amended to reflect
the tenet of policy 3.12 and 3.13, however there
should be flexibility to determine when thisis
required depending on site specific circumstances.

Para 3.65

Proposed change

3.65 The Mayor seeks to maximise affordable
housing from all sources of supply and expects the
most effective use of available afferdable-housing
resodrees-public subsidy to achieve this end taking
account of individual site circumstances.

45




Reasons
Amendments necessary to ensure consistency with
terms contained in Policy 3.12 and Policy 3.13.

This paragraph should not be restricted only to an
expectation on developers. The text has been
adjusted to reflect this.

The Bullet points as drafted do not provide
clarification and are unnecessary and should be
removed to allow for consideration on a scheme by
scheme basis. For thisreason it isnot realistic to
try and ‘ capture’ the generality of these schemes
within paragraph 3.65 and subsequently attempt to
set these as an ‘exception basis'. Instead it is
considered appropriate that the use of public
subsidy in considered by reference to individual
Site circumstances.

Para 3.66

Proposed change

3.66 The Mayor wishes to encourage, not
restrain, overall residential devel opment.
Boroughs should take a reasonable and

flexible approach to securing affordable

housing on a site by site basis This Plan makes
clear that affordable housing provisionisa
particular priority when securing devel oper
contributions (policy 8.2) subject to individual site
circumstances and the provisions of other policies
within the Plan.

Reasons

The Plan recognises that site circumstances will
impact the level of devel oper contributions and
that the priority which will be attributed to
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different contribution may vary between sites
Throughout the Plan it is clear that affordable
housing is apriority but that consideration is
required to be given to individual site
circumstances aongside other policy
considerations such as overall housing targets,
affordable housing targets, viability and the need to
create mixed and balanced communities.

Para 3.68

Preferred Proposed change

Reason

C& C considers the requirements for overage with
aview to securing alevel of affordable housing
which is over and above that which is considered
reasonabl e in accordance with Policy 3.13 at the
time of determination of the planning application
are contrary to the guidance contained in Circular
05/05 and should be del eted.

Alternative Proposed change
3.68 In making-arrangementsfor exceptiona
circumstances it may be appropriate to deferring
the determination of the level of planning
obligations-erfor-thelocal-adthorityretaining
equity. In such circumstances boroughs should
consider whether it is appropriate to re-appraise
devel opment viability prior to implementation of

the scheme put-everageprovisions+a-place.
Particularly in current economic circumstances and
H-respect-of-schemespresenthy-anticipated-to
del"’.e'. tow-levels-of afferdable heusing tl.'%e
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granted.

Reasons

C& C recognises that there may be exceptional
circumstances where it is considered acceptable to
both the applicant and the Borough to defer the
determination of the level of the planning
obligation until there is greater certainty over
development viability at the prior to
implementation of the scheme. If it is considered
essential to include provisionsin the London Plan
to deal with such exceptiona circumstances this
should be clearly identified relating only to
exceptional circumstances and only whereit is
proposed that obligations will be deferred ie. as
identified in representations to Policy 3.13. The
term ‘overage’ is considered inappropriate and
contrary to the guidance contained in Circular
05/05 and should not be used in the London Plan.

Policy 3.17 and para 3.82
Protection and enhancement of
social infrastructure

Proposed changes

Policy 3.17

Strategic

A London requires additional and enhanced social
infrastructure provision to meet the needs of its
growing and diverse population.

Planning decisions

B Development proposals should support the
provision of additional social infrastructurein light
of local and strategic needs Assessments having
regard to requirements generated by the proposed
development. Proposals which would result in a
net loss of social infrastructure in areas of defined
need should beresisted. Account will be taken of
other community benefits to be realised by the
devel opment proposal.

C Wherefeasble F facilities should be accessible
to al sections of the community (including
disabled and older people) and be located within
easy reach by walking, cycling and public
transport. Wherever possible, the multiple use of
premises should be encouraged
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L DF preparation

D LDFsshould provide aframework for
collaborative engagement with socia infrastructure
providers and community organisations to
regularly assess the need for social infrastructure at
the local and sub-regional level and secure sitesfor
future provision or reorganization of provision.

E Boroughs should ensure that adequate social
infrastructure provision is made to support new
devel opments. Adequate provision for social
infrastructure is particularly important in areas of
major new devel opment and regeneration and
should be addressed in Opportunity Area Planning
Frameworks and other relevant Action Area Plans.
F The Mayor will work with boroughs and
relevant social infrastructure providers to produce
further guidance on social infrastructure
reguirements at the sub-regional and Londonwide
level.

3.82 Existing or new developments should, where
feasible verpossible subject to viability and the
needs of occupiers, extend the use of facilitiesto
serve the wider community, especially within
regeneration and other major development
schemes. Shared and extended use of facilities,
including those of schools, commercial and
community-based organi sations can help ensure
the effective use of resources and land, encourage
joined-up and coherent service delivery and shared
mai ntenance and management costs. It can also
help minimise travel distances for users and
encourage community participation and inclusion.
Multi-use community centres that provide flexible
and accessible spaces adaptable to communities
needs should be encouraged.

Reasons

The proposed aterations add text to takein to
account considerations that may in practice, restrict
scope to provide socid infrastructure. The changes
mean the policy would be more effective.

Policy 3.18 and para 3.88
Healthcare facilities

Proposed changes

Policy 3.18
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Strategic

A The Mayor will support provision of high
quality healthcare provision appropriate for a
growing and changing population, particularly in
areas of underprovision or where there are
particular healthcare needs.

Planning decisions

B Development proposals which provide high
quality healthcare facilities will be supported in
areas of identified need, particularly in places with
accessibility by public transport, cycling and
walking. Where local health services are being
changed, the Mayor will expect to see provision
made for replacement services eperational-before
C Relevant development proposals should take into
account the Mayor’ s Best Practice Guidance on
Health Issuesin Planning.

L DF preparation

D In LDFs boroughs should identify and address
significant health issues facing their area.

E Boroughs should work with the NHS, social care
services and community organizations to assess the
need for healthcare facilities at the local and sub-
regional level regularly, and to secure sites for
future provision or reorganisation of provision.

F Boroughs should promote the continued role and
enhancement of London as a national and
international centre of medical excellence and
specialised facilities.

3.88 Demographic trends and national and local
policy approaches will partly determine the scale
of healthcare need in particular locations. New or
improved healthcare facilities may be needed as
part of large scale commercial and housing
developments to address additional demands
generated by the development. Where appropriate
consideration will be given to healthcare facilities
provided as part of the development scheme. In
some instances financial contributions may be
sought to improve existing facilities or make new
provision off the development site. Boroughs may
wish to apply the suggested methodology under
Policy 3.17 when assessing the needs for
healthcare facilities. The needs of older Londoners
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particularly, in respect of residential and nursing
home provision, aso need to be considered (see
Policy 3.8). Boroughs should develop acriteria
based approach to the provision of health and
socia care facilities, taking into account
accessibility and layout of facilities.

Reasons

The proposed changes confirm that improvements
to healthcare facilities should relate to additional
demands as a result of the development proposal.
They aso clarify that this could be met by
providing facilities within a development scheme
or through financia contributions to improve
provision off site. Flexibility isrequired asit may
be a more efficient use of resources for
development contributions to be pooled to provide
the type of facility needed. In such cases,
particularly where services are being consolidated
and rationalised replacement provision may not be
in place before some existing facilities are closed.
The changes to the policy allow for such situations
to be taken in to account.

Para 3.94 Education facilities

Proposed changes

3.94 Early yearsfacilities should be safe,
accessible for al (including disabled children),
multi-functional and provide both

indoor and where feasible outdoor learning
opportunities. Proposals for housing and
commercial facilities should provide suitable
childcare for those in need of it to meet the
requirements generated by the development
proposal, in particular in disadvantaged areas.
This may take the form of a commuted sum to fund
enhancements to existing facilities.

Reasons

It isunclear asto the policy basisfor this
requirement as draft policy 3.19 does not refer
specificaly to the provision of childcare facilities.
The proposed changes add flexibility
acknowledging that it may not always be possible
to provide outdoor space. There are examples
where existing facilities operate successfully on
thisbasis. The changes also clarify that new
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provision should reflect new demand as aresult of
the development.

Policy 3.19 and para 3.96

Proposed changes

Policy 3.19

Strategic

A The Mayor will support provision of early years,
primary and secondary school and further and
higher education facilities adequate to meet the
growing and changing population and to enable
greater educational choice, particularly in parts of
London with poor educational performance.
Planning decisions

B Development proposals which enhance
education and skills provision will be supported,
including new build, expansion of existing or
change of use to educational purposes. Those
which address the current projected shortage of
primary school places will be particularly
encouraged. Proposals which result in the net loss
of education places facHities should be resisted,
unlessit can be demonstrated that there is no
ongoing or future demand.

C Development proposal s which maximise the
extended or multiple use of educational facilities
for community or recreationa use should be
encouraged.

D Development proposals that encourage co-
location of services between schools and colleges
and other provision should be encouraged in order
to maximise land use, reduce costs and devel op the
extended school or college’s offer. On-site or off-
site sharing of services between schools and
colleges should be supported.

L DF preparation

E LDFs and related borough strategies should
provide the framework to assess the need for pre-
school, school, higher and further education
institutions and community learning facilities at the
local and sub-regional level regularly and to
secure sites for future provision recognising

local needs and the particular requirements of the
education sector.

F Boroughs should support and maintain London’s
international reputation as a centre of excellencein
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higher education.

3.96 Land aready in educationa use should be
safeguarded unlessit is surplus to requirements or
could facilitate alternative provision of educational
places as aresult of comprehensive redevel opment
proposals and new sites secured to meet additional
demands or changes in provision. Boroughs should
identify at an early stage the need for additional
schools arising from devel opment and
regeneration, particularly where there are existing
shortages. Development can be a catalyst for
positive change. Theidentification of suitable sites
should be carried out taking into account policies
in this Plan, and in particular accessibility by
public transport as well as by cycle and by foot.

Reasons

The proposed changes clarify the importance of
providing educational places. Existing premises
and other facilities that may offer sports and other
community related benefits are protected under
policies 3.20. In some instances, education places
and enhanced facilities could be provided by
rationalising land currently in education use and
comprehensive redevel opment.

L ondon’s Economy

Policy 4.1 and paras4.4, 4.5
Developing London’s economy

Proposed changes

Policy 4.1

Strategic

A The Mayor will work with partners to:

a promote and enable the continued devel opment
of astrong and increasingly diverse economy
across all parts of London, optimise the provision
of new business employment floorspace on the
Opportunity Areas, ensuring the availability of
sufficient and suitable workspaces in terms of type,
size and cost, supporting infrastructure and suitable
environments for both larger employers and small
and medium sized enterprises

b drive London’stransition to alow carbon
economy and to secure the range of benefitsthis
will bring

c promote outer London as an attractive location
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for national Government as well as businesses,
giving access to the highly-skilled London
workforce, relatively affordable work space and
the competitive advantages of the wider London
economy

d support the distinctive and crucial contribution
to London’ s economic success made by central
London and its specialist clusters of economic
activity and potential to create new clusters within
the Opportunity Areas

e sustain the continuing regeneration of inner
London and redress its persistent concentrations of
deprivation

f emphasise the need for greater recognition of the
importance of

enterprise and innovation

g promote London as a suitable location for
European and other international agencies and
businesses.

4.4 ThisPlan aimsto ensure that London
continues to excel asaworld capital for business,
while also supporting the success of local
economies and neighbourhoods in all parts of the
capital and the growth potential of the Opportunity
Areas as new sources of employment. Particular
emphasisis placed on supporting the greater
contribution outer London can make to the

capital’ s economic success. The Mayor established
a Commission to identify the scope for sustainable
growth there; it concluded in itsinterim report that
outer London could make a stronger contribution
to growth of the capital and the wider city region,
providing an attractive location for sectors which
currently located in surrounding parts of south-east
England. Central London’s continued success, and
that of the sectors of the economy that cluster
there, will always be crucial to the capital and to
the United Kingdom as a whole (see Chapter 2).

4.5 The Mayor wishes to encourage broadbased
growth, and continues to support the success of
economic sectors like financial and business
services, including those clustered

in the City and the north of the Isle of Dogs and
potential for new centres to become established




within the Opportunity Areas, as well asleisure
services and retail which together have been at the
centre of London’s economic success over the past
four decades. At the sametime, he will help to
build the conditions for new sectors to emerge and
play their part in athriving and diverse city
economy. This does not mean trying to ‘pick
winners', in the way Government tried in the
1960s and 1970s. Rather the Plan seeksto ensure
there are the workspaces, environments, skilled
workforces and infrastructures that enterprises of
all kinds and sizes need to develop and innovate.

Reasons

The proposed changes include references to the
employment growth anticipated within the
Opportunity Areas as these locations will make an
important contribution to the spatial distribution of
commercia development and associated job
creation as explained in C&C’s Evidence Base (
Employment Capacity Study). The Earls Court
Regeneration Area, for example, within the
ECWKOA isidentified for strategically significant
offices as part of ahigh density mixed use
development.

Para 4.6

Proposed changes

4.6 The Mayor is strongly committed to driving a
fundamental shift in London’s economy towards a
low carbon future. Thisisvita both to ensuring the
city meets the challenges of climate change (see
Chapter 5), and to positioning it to realise the
business benefits and opportunities being aworld
leader in thisareawill bring. A low carbon
economy is one in which economic growth and
business success coexist with reducing carbon
intensity. Realising this objective will mean
addressing the issues raised in Chapter 5 where
feasible and viable — minimising resource use
where we can, maximising efficiency with what we
do haveto use, ensuring availability of
infrastructure and networks. Thiswill in turn help
develop amarket for low carbon goods and
services, and support innovation. The planning
system can also ensure enterprises working in the
low carbon economy have the kind of workspaces
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they need. The Mayor’s Economic Development
Strategy sets out policies to complement those here
— promoting low carbon business practices through
London’ s business advice services and ensuring
availability of the necessary skills for example.

Reasons

Changes are proposed to recognise that the
feasibility and associated viability of meeting the
objectivesin chapter 5 will need to be takeninto
account to enable deliverable sustainable solutions.

Para4.7

Proposed changes

4.7 Whilst availability of workspaces that are
both suitable and affordable is akey concern for
small and medium-sized enterprises (SMES), in
overal termsthereis currently sufficient market
provision, though there will be particular locations
with significant constraints that need addressing,
and it will be important to ensure that there
continues to be sufficient capacity into the future.
In some circumstances, such as around central
London, to meet the requirements of CAZ,
workspace may need to be secured through
planning agreements as part of mixed use
development. The Mayor also recognises that
London’s economy is disproportionately dependent
on larger employers. This Plan reflects their
importance to London’ s continued prosperity and
ensures that they have the room to grow. The
Opportunity Areas provide potential to meet these
requirements. These trends will be

monitored rigoroudly.

Reasons

The proposed changes clarify that the Opportunity
Areas are well placed to meet large space
requirements, being substantial sites where larger
footprint buildings can be more readily
accommodated than on smaller sites often with
greater physical limitations as explained in C&C's
Evidence Base (Employment Capacity report and
Place Making Report). The Earls Court
Regeneration Area, for example, within the
ECWKOA isidentified for strategically significant
offices as part of ahigh density mixed use
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development.

Policy 4.2 Offices

Proposed changes

Policy 4.2

Strategic

A The Mayor will and boroughs and other
stakehol ders should:

a support the management and mixed

use devel opment and redevel opment of office
provision to improve London’s competitiveness
and to address the wider objectives of this Plan,
including enhancing its varied attractions for
businesses of different types and sizes.

b Recognise and address strategic as well as local
differences in implementing this policy to:

--meet the distinct needs of the central London
office market including the north of the Isle of
Dogs and a new strategic office location on the
Earls Court & West Kensington Opportunity Area
by sustaining and developing its unigue and
dynamic clusters of ‘world city’ and other
specialist functions and business environments,
and

--consolidate and extend the strengths of the
diverse office markets elsewhere in the capital by
promoting their competitive advantages, focusing
new development on viable locations with good
public transport, enhancing the business
environment including through mixed use
redevelopment, and supporting managed
conversion of surplus capacity to more viable,
complementary uses

¢ encourage renewa and modernization of the
existing office stock in viable locations to improve
its quality and flexibility

d seek increases in the current stock where thereis
authoritative, strategic and local evidence of
sustained demand for office based activitiesin the
context of Policies2.7, 2.9, 2.13, 2.15-2.17.

L DF preparation

B LDFs should:

a enhance the environment and offer of London’s
office locations in terms of physical attractiveness,
amenities, ancillary and supporting activities as
well as services, accessibility, safety and security,
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b provide the basis for work with the LDA,
investors, developers, land owners and potential
occupiers to bring forward and renew devel opment
capacity as efficiently as possible, co-ordinating
their activities and interests to avoid planning
delays and facilitating site assembly, if necessary,
through the compulsory purchase process and
especially beyond the central London office
market,

c work with sub-regional partnersto develop
coordinated, phased strategies to manage long
term, structural changes in the office market,
focusing new capacity where there is strategic as
well aslocal evidence of demand, encouraging
renewa and modernisation in viable locations and
supporting changes of surplus office space to other
uses

d examine the scope for re-use of otherwise surplus
large office spaces for smaller units.

Reasons

The proposed changes include references to the
employment growth anticipated within the
Opportunity Areas as these locations will make an
important contribution to the spatial distribution of
commercial development and associated job
creation. The Earls Court Regeneration Area, for
example, within the ECWKOA isidentified for
strategically significant offices as part of ahigh
density mixed use development.

The Employment Capacity Study forming part of
C&C’s Evidence Base identifies significant under
provision of floorspace within the OA. ECWKOA
iswell located to meet increasing demand from
occupiers unable to find suitable, affordable space
within the West End and provides the opportunity
for anew commercial centre.

Para4.10

Proposed Changes

4.10 Provisiona results from the 1999 2009
London Office Policy Review indicate that, office
based employment, may grow by some 325,000
between 2011 and 2031. On the basis of a central
assumption for office employment density of 12
sg.m per worker and africtional vacancy rate of
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eight per cent, London might need up to 4.2
million sg.m more office floorspace by 2031.
However, particularly beyond central London,
historic performance has shown that employment
growth has not translated into office floorspace
demand. The Mayor is concerned that the planning
process should not compromise potential growth
and the floorspace figuresin Table 4.1 and
associated policy should be applied with flexibly in
the light of monitoring and future review of the
employment projections. se-4-2miten-sgm
provides broad, employment based., monitoring
benchmark-and-wil-will-be set-ameong-others

Reasons

The evidence presented in support of the
employment forecasts is not robust for the reasons
given in C&C’s Evidence Base (Employment
Capacity report), particularly with regard to
potential under-estimation of future jobsin
Business Services. The projections should be
reviewed and the associated policies and text
amended accordingly.

Para 4.13

Proposed changes

4.13 Inthe CAZ and the Isle of Dogs there
remains strong long term office demand, and a
substantial development pipeline which is partly
subject to the implementation of Crossrail and
other significant investmentsin transport capacity.
Environmental improvements in these locations
continue to be needed to enhance its attraction as a
global businesslocation._Additional growth is also
planned for the Opportunity Areas, particularly
Earls Court & West Kensington which is allocated
for strategically significant office devel opment.

Reasons

The proposed changes include references to the
employment growth anticipated within the
Opportunity Areas as these locations will make an
important contribution to the spatial distribution of
commercia development and associated job
creation. The Earls Court Regeneration Area, for
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example, within the ECWKOA isidentified for
strategically significant offices as part of ahigh
density mixed use development.

The Employment Capacity Report (part of C&C's
Evidence Base) concludes that the ECWKOA has
the potentia for sufficient scale of office

devel opment to create critical mass and economies
of agglomeration for a new business hub to
complement and supplement the West End. The
Place Making Report (Evidence Base) explains
how the scale and location of the EC Regeneration
Area (within the ECWKOA) provide the chance to
establish a new destination for working, living, the
arts and urban life that would fulfill the strategic
role envisaged for the area.

Policy 4.3 Mixed use
development and offices

Proposed changes

Policy 4.3

Strategic

A aWithin the Central Activities Zone and the
north of the Isle of Dogs Opportunity Area and the
Earls Court & West Kensington Opportunity Area
(see Chapter 2 and Annex 1), increases in office
floorspace should provide for amix of uses
including housing, unless such amix would
demonstrably conflict with other policiesin this
plan

b Elsewhere in London, mixed use devel opment
and redevel opment should support consolidation
and enhancements to the quality of the remaining
office stock in the types of strategically specified
locations identified in paragraph 4.11.

L DF preparation

B LDFs should:

adevelop policies and strategies taking into
account the above spatial principles

b develop local approaches to mixed use

devel opment and offices provision taking into
account the contribution that ‘land use swaps’,
“housing credits’ and off-site contributions can
make, especially to sustain strategically important
clusters of commercia activities such asthosein
the City of London and the north of the Isle of
Dogs Opportunity Area and in the Earls Court &
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West Kensington Opportunity Area. In Outer
London, the consolidation of surplus office
provision can provide opportunitiesto ‘swap’ new
office provision to the most viable types of
location outlined in paragraph 4.11.

4.16 Within the Central Activities Zone and the
north of the Isle of Dogs Opportunity Area and the
Earls Court & West Kensington Opportunity Area,
strategically important office development should
include other uses, including housing. As ageneral
principle, housing and other uses should be
required on-site or nearby to create mixed use
neighbourhoods. Exceptions to this should only be
permitted where mixed uses might compromise
broader objectives, such as sustaining important
clusters of business activity, for example in much
of the City and the north of the Isle of Dogs and
the Earls Court & West Kensignton Opportunity
Area, or where greater housing provision,
especially of affordable family housing, can be
secured beyond this area. In such circumstances,
contributions to off-site housing provision should
be required as part of a planning agreement.

Reasons

The proposed changes reflect the designation of
ECWKOA asalocation for strategicaly
significant office development. Thiswill be
provided on the Earls Court Regeneration Areaas
part of aMasterplan for a new urban quarter. The
new office development will form part of a phased
high density mixed use development including
other forms of commercia and non commercial
floorpsace and a significant amount of new
housing. The proposa will meet the objectives for
mixed use devel opment advocated in Policy 4.3.
The proposed changes are needed, however, to
alow flexibility when considering subsequent
changes and proposals for additional office
development once the initial Masterplan has been
built out.

Policy 4.6 Support and enhance
the provision for arts, culture and
entertainment

Proposed changes

Policy 4.6
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Strategic

A The Mayor will and boroughs and other
stakeholders should support the continued success
of London’s diverse range of arts,

cultural and entertainment enterprises and the
cultural, social and economic benefits that they
offer to its residents, workers and visitors.

B Planning decisions

Developments should:

alocate in Opportunity Areas identified for town
centre uses or fulfil the sequentia approach (see
Policy 4.7)

b be located on sites where there is good existing
or planned access by public transport

¢ be accessible to al sections of the community,
including disabled and older people

d address deficiencies in facilities and provide a
cultural focus to foster more sustainable local
communities.

C LDF preparation

L DFs should support:

a enhancement and protection of creative work and
performance spaces and related facilities

b the temporary use of vacant buildings for
performance and creative work

c designation and development of Cultural
Quarters to accommodate new arts, cultural and
leisure activities, enabling them to contribute more
effectively to regeneration

d the promotion and devel opment of existing and
new cultural and visitor attractions especially in
outer London and where they can contribute to
regeneration and town centre renewal

e development of innovative approaches to
managing pressures on high volume visitor areas
and their environments

f identification, management and coordination of
strategic and more local clusters of evening and
night time entertainment activities to address need,
provide public transport, policing and
environmental services and to minimise impact on
other land uses taking account of the cumulative
effects of night time uses and saturation levels
beyond which they have unacceptable impacts on
the environmental standards befitting aworld city
and quality of lifefor local residents
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g provision of arts and cultural facilitiesin major
mixed use devel opments.

Reasons

The proposed changes take in to account potential
for these uses to be devel oped as part of expansion
within the Opportunity Areas. The Earls Court
Regeneration Areais an example. The Evidence
Base submitted with C& C’ s representations
suggests up to 50,000 sgm of culture, leisure,
destination uses could be provided as part of a
mixed use devel opment, as set out in Annex 1.

Policy 4.7 retail and town centre
development

Proposed changes

Policy 4.7

Strategic

A The Mayor supports a strong, partnership
approach to assessing need and bringing forward
capacity for retail, commercial and leisure
development in town centres (see Policy 2.15).

B Planning decisions

athe scale of retail, commercia and leisure

devel opment should be related to the size, role and
function of atown centre and its catchment and
forecast growth.

b retail, commercial and leisure development
should be focused in Opportunity Areas designated
for town centre uses, on sites within town centres,
or if no in-centre sites are available, on sites on the
edges of centresthat are, or can be, well integrated
with the existing centre and public transport

c proposals for new or extensions to existing edge
or out of centre

development will be subject to an assessment of
impact.

C LDF preparation

LDFs should:

aidentify future levels of retail and other
commercial floorspace need in light of integrated
strategic and local assessments

b undertake regular town centre health checksto
inform strategic and local policy and
implementation

c take a proactive partnership approach to identify
capacity and bring forward development within or,
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where appropriate, on the edge of town centres

d firmly resist inappropriate out of centre
development

e manage existing out of centre retail and leisure
development in line with the sequential approach,
seeking to reduce car dependency, improve public
transport, cycling and walking access and promote
more sustainable forms of devel opment.

Reasons

The proposed change recognises that town centre
uses including retail development will come
forward in some Opportunity Areas, for example
the ECWKOA. The Earls Court Regeneration
Areawithin the OA is allocated for high density
mixed use devel opment to provide a new urban
quarter. Policy 4.7 will apply to future
requirements for additional town centres uses and
it is appropriate that the policy acknowledges that
such uses are acceptabl e in principle within the
Regeneration Area. C&C’s proposed changesto
policy 2.15 provide the policy framework for a
new town centre designation on the Earls Court
Regeneration Area subject to further capacity
testing and impact assessment once the Masterplan
has been developed. In the meantime, the changes
to policy 4.7 ensure town centre uses can be
developed to fulfill the wider strategic objectives
for the Opportunity Areain compliance with PPS6.

Para 4.41

Proposed changes

4.41 To meet identified needs and to support the
vitality and viability of town centres (see Policy
2.15), the Mayor supports a proactive approach to
managing growth within and on the edges of town
centres, and encourages joint work between public
and private sectors to identify and bring forward
new retail, leisure and commercia devel opment
opportunities. In carrying out town centre health
checks, boroughs should include an assessment of
the capacity of each town centre to accommodate
additional retail and other commercial
development appropriate to its role within the
network_and take in to account potential for new
town centre designationsin locations allocated for
significant levels of growth, such as Opportunity




Areas. This supply side assessment should be set
against an assessment of the need for new
development on a borough and Londonwide basis.
Where need is established, boroughs should adopt
asequentia approach to identifying suitable sites.

4.42 Areasinand around town centresand in
locations identified for significant development
such as Opportunity Areas will be most
appropriate for higher density development in line
with the locational strategy in Chapter 2.
Development of edge of- centre locations should
be well integrated with the town centre,
particularly in terms of providing safe, convenient
and attractive access by walking and cycling.

Reasons

The proposed change recognises that town centre
uses including retail development will come
forward in some Opportunity Areas, for example
the ECWKOA. The Earls Court Regeneration
Areawithin the OA is allocated for high density
mixed use development to provide a new urban
quarter. The changes reflect C&C’s Evidence
Base and representations to Chapter 2 of the plan.

Policy 4.8 and para 4.46
Supporting a successful and
diverseretail sector

Proposed changes

Policy 4.8

Strategic

A The Mayor will and boroughs and other
stakehol ders should support a successful,
competitive and diverse retail sector which
promotes sustainable access to the goods and
services that Londoners need and the broader
objectives of the spatial structure

of this Plan, especialy town centres (Policy 2.15).
B LDF and planning decision preparation
LDFs should:

abring forward capacity for additional comparison
goods retailing particularly in International,
Metropolitan and Major centres and at an
appropriate scale as part of mixed use development
within the Opportunity Areas

b support convenience retail particularly in
District, Neighbourhood and more local centres, to
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secure a sustainable pattern of provision and
strong, ‘ lifetime neighbourhoods’ (see Policy 7.1)
c provide apolicy framework for maintaining,
managing and enhancing local and neighbourhood
shopping and facilities which provide local goods
and services, and develop policies to prevent

the loss of retail and related facilities that provide
essential convenience and specialist shopping

d identify areas under-served in local convenience
shopping and services provision and support
additional facilities at an appropriate scalein
locations accessible by walking, cycling and public
transport to serve existing or new residential
communities

e support the range of street, farmers and, where
relevant, strategic markets, complementing other
measures to improve their management, enhance
their offer and contribute to the vitality of town
centres

f support the development of ‘e-tailing’ and more
efficient delivery systems.

4.46 Larger centres are appropriate locations for
accommodating much of the growth in comparison
goods retail expenditure and floorspace because
they are the most accessible by public transport
and have greater capacity to provide choice and
competition. Comparison retail development of an
appropriate scale will also take place within the
Opportunity Areas, District, Neighbourhood and
smaller centres. While provision to meet need for
convenience goods can be made in larger centres,
smaller centres, especially District, Neighbourhood
and more local centres, are particularly suitable for
accommaodating growth in convenience floorspace.
This is because they form a denser network and are
particularly accessible by walking and cycling as
well as public transport. The availability of
accessible local shops and related uses meeting
local needs for goods and services (including post
offices and public houses) is aso important in
securing ‘lifetime neighbourhoods' (see Policy 7.1)
— places that are welcoming, accessible and
inviting to everyone regardless of age, health or
disability and which provide local facilities
availableto all.
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Reasons

The proposed changes recognise the potential for
new retail development to include comparision
based shopping within the Opportunity Areas. For
example, the Earls Court Regeneration Area within
the ECWOA could support up to 720,000sgm of
town centre uses.

London’s Response to Climate Change

Para5.11 and Policy 5.2
Minimising carbon emissions

Proposed changes

5.11 The Mayor expects all development to make
the fullest contribution to the mitigation of climate
change — that is limiting the extent of future
change beyond what is already locked in subject to
feasibility and viability. The following policies
seek to reduce the emissions of carbon dioxide
primarily by reducing emissions from new

devel opment and supporting devel opment of
sustainable energy infrastructure to produce energy
more efficiently and exploit the opportunities to
utilise energy from waste. This policy approach
also has the potential to enhance the security of
London’s energy supply and reduce overall energy
consumption.

Policy 5.2

Planning decisions

A Development proposals should make the

fullest contribution to minimising carbon

dioxide emissions in accordance with the
following energy hierarchy:

1 Belean: use less energy

2 Be clean: supply energy efficiently

3 Be green: use renewable energy

B Asaminimum, all mgor development proposals
should meet the following targets for carbon
dioxide emissions reduction in buildings taking in
to account feasibility and viability. These targets
are expressed as minimum improvements over the
Target Emission Rate (TER) outlined in the
national Building Regulations leading to zero
carbon residential buildings from 2016 and zero
carbon non-domestic buildings from 2019.
Residential buildings:
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2010 — 2013 44 per cent

2013 — 2016 55 per cent

2016 — 2031 Zero carbon

* To be calculated using a‘ Flat 25 per cent’
approach for new homes in accordance with the
final 2010 Part L Building Regulationsy.
Non-domestic buildings:

2010 — 2013 44 per cent

2013 — 2016 55 per cent

2016 — 2019

As per building regulations requirements 2019 —
2031 Zero carbon

* To be calculated using an ‘ Aggregate 25 per
cent’ approach new non-domestic buildingsin
accordance with the final 2010 Part L Building
Regulations8.

C Magjor development proposals should

include a detailed energy assessment to
demonstrate how the minimum targets for

carbon dioxide emissions reduction outlined
above are to be met within the framework

of the energy hierarchy.

D Asaminimum, energy assessments should
include the following details:

a Calculation of baseline energy demand and
carbon dioxide emissions on a ‘whole energy’
basis, showing the contribution of emissions both
from uses covered by building regulations and
those that are not (see paragraph 5.22);

b Proposals to reduce carbon dioxide emissions
through the energy efficient design of the site,
buildings and services;

¢ Proposals to further reduce carbon dioxide
emissions through the use of decentralised energy
where feasible, such as district heating and cooling
and combined heat and power (CHP); and

d Proposals to further reduce carbon dioxide
emissions through the use of onsite renewable
energy technologies.

E The carbon dioxide reduction targets should be
met onsite taking in to account site specific
circumstances and the physical, technical and
economic constraints of the development proposal.
Whereit is clearly demonstrated that the specific
targets cannot be fully achieved onsite, any
shortfall may be provided offsite or through a cash
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in lieu contribution to the relevant borough to be
ring fenced to secure delivery of carbon dioxide
savings elsewhere.

to the relevant borough to be ring fenced to secure
delivery of carbon dioxide savings el sewhere.

Reasons

The proposed change adds an important
qualification as delivery of measuresto tackle
climate change will depend on what can be
practicably, technically and viably achieved. The
range of suitable options and extent to which this
objective can be realised will clearly vary from site
to site and depend on the nature of the scheme
proposed. This should be acknowledged within the
strategic policy.

The basisfor the ‘cashin lieu’ contribution should
be defined within the strategic policy in order to
achieve a consistent approach for all London
boroughs. A ‘value/cost’ of off site carbon
emissions reduction (£/kgCO;) may need to be
defined. Alternatively a methodology for
determining the ‘value/cost’ could be defined
within the strategic policy in order for an
assessment to be made for each individual case.

The policy currently leaves the outcome open
ended and unclear to both those who will
implement the policy and those who need to
comply with it.

Policy 5.3 Sustainable design and
construction

Proposed changes

Policy 5.3

Strategic

A The highest standards of sustainable design and
construction should be achieved in London to
improve the environmental performance of new
development.

Planning decisions

B Development proposals should demonstrate that
sustainable design standards are integral to the
proposal, including its construction and operation,
and ensure that they are considered at the

69




beginning of the design process.

C Mgor development proposal's should meet the
minimum standards outlined in the Mayor’s
supplementary planning guidance on Sustainable
Design and Construction14 and this should be
clearly demonstrated within a design and access
statement or supporting documentation. The
standards include measures to achieve the
following sustainable design principles:
aminimising carbon dioxide emissions across the
site, including the building and services (such as
heating and cooling systems)

b avoiding internal overheating and contributing to
the urban heat island effect

c efficient use of natural resources, including
making the most of natural systems both within
and around buildings

d minimising aveiding pollution (including noise,
air and urban runoff)

e minimising the generation of waste and
maximising reuse or recycling

f avoiding impacts from natural hazards (such as
flooding)

g ensuring developments are comfortable and
secure for users, including avoiding the creation of
adverse local climatic conditions

h securing sustainable procurement of materials,
using local supplies where feasible, and

I promoting and protecting biodiversity and green
infrastructure.

L DF preparation

D Within LDFs boroughs should develop more
detailed policies and proposals based on the
sustainable design principles outlined above and
those which are outlined in the Mayor’s
supplementary planning guidance on Sustainable
Design and Construction that are specific to their
local circumstances.

Reasons

The proposed changes recognise that it will not be
possible to avoid some levels of pollution asa
result of new development. The relevant factor is
to minimise such impacts and to keep the effects
within acceptable limits. The proposed change
would also alow specific separate documents to be
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submitted in support of adesign and access
Statement.

Para 5.38 Decentralised energy
in development proposals

Proposed changes

5.38 Opportunitiesto incorporate energy from
waste or, where technically feasible and viable,
renewable energy should be investigated.
However, the design of such systems should also
seek to minimise impacts on air quality (see Policy
7.14) and other environmental considerations.
Where adistrict CHP system provides part of a
devel opment’ s power and/or heating, and/ or
cooling demand, suitable renewable energy
technol ogies should be considered in addition, in
accordance with Policy 5.7 and the Mayor’ s energy
hierarchy.

Reasons

Viability will be an important consideration when
assessing the feasibility of waste to energy options.
Also there are likely to be environmental impacts
other than air quality eg transport, townscape that
will need to be taken in to account in assessing the
acceptability of options for energy generation.

Policy 5.9 Overheating and
cooling

Proposed changes

Strategic

A The Mayor seeks to reduce the impactof the
urban heat island effect in London and encourages
the design of placesand avoid overheating and
excessive heat generation, and to mitigate
overheating due to the impacts of climate change
and the urban heat island effect on an areawide
basis.

Planning decisions

B Major development proposals should reduce
potential overheating and reliance on air
conditioning systems and demonstrate thisin
accordance with the following cooling hierarchy:
1 minimise internal heat generation through energy
efficient design

2 reduce the amount of heat entering abuilding in
summer through shading, albedo, fenestration,
insulation and green roofs and walls

3 manage the heat within the building through
exposed internal thermal mass and high ceilings
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4 passive ventilation

5 mechanical ventilation

6 active cooling systems (ensuring they are

the lowest carbon options).

When assessing development proposals against the
hierarchy consideration should be given to
occupier requirements and design flexibility to
allow for future adaptability.

C Magjor development proposals should
demonstrate how the design, materials,
construction and operation of the devel opment
would minimise overheating and also meet its
cooling needs. New development in London
should also be designed to avoid the need for
energy intensive air conditioning systems as much
as possible having regard to proposed occupier
requirements. Further details and guidance
regarding overheating and cooling are outlined in
the London Climate Change Adaptation Strategy.
L DF preparation

D Within LDFs boroughs should develop more
detailed policies and proposals to support the
avoidance of overheating and to support the
cooling hierarchy.

Reasons

It is essential that occupier requirements are taken
in to account in determining appropriate
mechanical and electrical engineering solutions.
Thiswill be particularly relevant if premises are
being developed on a speculative basis.

Policy 5.11 | Green roofs and
development site environs

Proposed changes

Policy 5.11

Planning decisions

A Magor development proposals should be
designed to include roof, wall and site planting,
especially green/brown roofs where feasible, to
deliver as many of the following objectives as
possible:

a adaptation to climate change (ie aiding cooling)
b sustainable urban drainage

¢ mitigation of climate change (ie aiding energy
efficiency)

d enhancement of biodiversity
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e accessible roof space

f improvements to appearance and resilience of
the building

g growing food.

LDF preparation

B Within LDFs boroughs may wish to develop
more detailed policies and proposals to support the
devel opment of green roofs and the greening of
development sites. Boroughs should also promote
the use of green roofsin smaller developments,
renovations and extensions where feasible.

Reasons

Consideration should be given to any water
requirements additional to natural rainfall or
recycled water especialy for green walls, for
example green walls can require significant
irrigation in order to maintain them. The
implications of increasing the mains water use of a
scheme for irrigation purposes could potentially
compromise the sustainability objectives by
increasing mains water use. A focus on green or
brown roofsis likely to be more effectivein
contributing to sustainability in practice.

Policy 5.13 Sustainable drainage

Proposed changes

Policy 5.13

Planning decisions

A Development should utilise sustainable urban
drainage systems (SUDS) unless there are practical
reasons for not doing so and should aim-te-achieve
greenfieldrun-offrates meet a run off rate agreed
with the Environment Agency. and ensure that
surface water runoff is managed as close to its
source as possible in line with the following
drainage hierarchy:

1 store rainwater for later use

2 useinfiltration techniques, such as porous
surfacesin non-clay areas

3 attenuate rainwater in ponds or open water
features for gradual release

4 attenuate rainwater by storing in tanks or sealed
water features for gradual release

5 discharge rainwater direct to a watercourse

6 discharge rainwater to a surface water
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sewer/drain

7 discharge rainwater to the combined sewer.

L DF preparation

B Within LDFs boroughs should identify areas
where there are particular surface water
management issues exist and develop actions and
policy approaches aimed at reducing these risks.

Reasons
The proposed change clarifies the basis on which
run appropriate off rates will be decided

London’s Transport

Para 6.7 Strategic approach

Proposed changes

6.7 Thisclose coordination of land use and
transport planning is crucia to effective and
sustainable spatial development and supports the
approach taken by the Government in PPG 13:
Transport (April 2001)2. This states that planning
has a key rolein delivering the Governments
integrated transport strategy. Shaping the pattern of
development and influencing the location, scale,
density, design and mix of land uses, can help
reduce the need to travel and the length of
journeys, and make it safer and easier for people to
access jobs, shopping, leisure facilities and
services by public transport, walking, and cycling.
Maximising growth within the Opportunity Areas
where potential exists to accommodate significant
levels of development in conjunction with
transport and access improvements will help to
deliver the this objective.

Reasons

The Opportunity Areas being significant in size and
identified as the principal locations for growth over
the plan period offer the greatest potential to realise
effective and sustainable development.
Redevelopment on the Earls Court Regeneration
Area, for example, provides the potential to
investigate new linkages between Earls Court and
West Brompton stations and improvements at West
Kensington station, bus accessin to the site and
new pedestrian and cycle route connections
integrating the site in to existing networks.
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Policy 6.3 Assessing transport
capacity

Proposed changes

Policy 6.3

Planning decisions

A Development proposals should ensure that
impacts on transport capacity and the transport
network, at both a corridor and local level, are
fully assessed.

B Where existing transport capacity is insufficient
to allow for the travel generated by proposed

devel opments measures should be promoted to
mitigate impacts of the development unlessthereis
arealistic prospect of additional accessibility or
capacity being provided to meet the demands of
the development and-ne-firm-plans-existforan

, , : cor thic| I
should ensure that development proposals are

| Lurtilitiol | ) I
g j . The

cumul ative impacts of development on transport
requirements must be taken into account.

C Transport assessments will be required in
accordance with TfL’s Transport Assessment Best
Practice Guidance6 for magjor planning
applications. Workplace7 and/ or Residential8
Travel Plans should be provided for planning
applications exceeding the thresholds in, and
produced in accordance with, the relevant TfL
guidance. Construction Logistics Plans and
Delivery & Servicing Plans should be secured in
line with the London Freight Plan9 and should

be coordinated with Travel Plans. LDF preparation
D Boroughs should take the lead in exploiting
opportunities for development in areas where
appropriate transport accessibility and capacity
exist or is being introduced. Boroughs should
facilitate opportunities to integrate major transport
proposals with development in away that supports
London Plan priorities.

E LDFsshould include policy requiring transport
assessments, travel plans, construction logistics
and delivery/servicing plans as set out in C above.

Reasons
The proposed change adds flexibility to reflect the
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wording in para6.15. In some cases the impacts of
devel opment on transport infrastructure may be
mitigated through enhancements to be secured by
the pooling of developer contributions or funding
from other sources. Thetiming for delivery of
such projects may be beyond the developer’s
control. Nonethelessit may be appropriate for the
devel opment to come forward in the interests of
realising other strategic planning benefits.

London’sLiving Places and Spaces

Policy 7.1 and para 7.6 Building
L ondon’s neighbourhoods and
communities

Proposed changes

Policy 7.1

Strategic

A In their neighbourhoods, people should have the
best possible access to services, infrastructure and
public transport to wider London. Their

nei ghbourhoods should also provide a character
that is easy to understand and relate to.

Planning decisions

B New development should be designed so that the
layout, tenure, mix of uses and interface with
surrounding land will improve people’ s access to
community infrastructure (including green spaces),
commercial services and public transport.

C New development should contribute to
maxHmize the opportunity for community diversity,
inclusion and cohesion and should contribute to
peopl€e' s sense of place, safety and security. Places
of work and leisure, streets, neighbourhoods, parks
and open spaces should be designed to meet the
needs of the community at all stages of people’s
lives, and should meet the ‘lifetime
neighbourhoods’ criteria (see para7.5).

D The design of new buildings and the spaces they
create should help reinforce or enhance the
character, legibility and permeability of the

nei ghbourhood.

E The policiesin this chapter provide the context
within which the targets set out in other chapters of
this Plan should be met.

L DF preparation

F Boroughs should prepare plans to ensure
infrastructure and services will be delivered to
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meet the needs of new development and
regeneration.

G Boroughs should work with their local
communities to set goals for their neighbourhoods
and strategies for achieving them.

7.6 Boroughs should be clear about their
expectations for their communities and their
neighbourhoods. They should work with local
communities to prepare and communicate
strategies for meeting those expectations. Local
strategies should take into account the current and
future population profile and the building types of
each neighbourhood and anticipated requirements
of landowners, occupiers and the business
community (Policy 7.4). Identification and
realisation of neighbourhood development goals
should not be limited to planning policy. Positive
change can also come through management
practices and investment and maintenance
decisions.

Reasons

The change is proposed in part C of policy 7.1 as
scope to meet these aims will depend on the scale
and nature of development proposed and in some
cases the requirements of occupiers. The changes
proposed to para 7.6 ensure the interests of the
wider population are taken in to account. Thiswill
enable local strategiesto be more effective.

Policy 7.4 Local Character
Planning

Proposed changes

Policy 7.4

Strategic

A Development should have regard to the form,
function and structure of an area, place or street
and the scale, mass and orientation of surrounding
buildings. It should improve an area’ s visual or
physical connection with natural features. In areas
of poor or ill-defined character, devel opment
should build on and introduce the positive
elements that can contribute to establishing a
character for the future function of the area.
Planning decisions

B Buildings should provide a contemporary
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architectural response that:

(a) has regard to the positive features of pattern
and grain of the existing spaces and streetsin
orientation, scale, proportion and mass and takesin
to account occupier requirements

(c) ishuman-in-scaleis of ascale appropriate to the
context

(d) allows existing buildings and structures that
place, to influence the future character of the area
isinformed by both historic and modern buildings
which contribute positively to the character of the
local area.

o) isinf vt e histori
mn‘m’aqt_. 0

L DF preparation

C Boroughs should identify landscapes, places,
including on the Blue Ribbon Network, and
buildings that have a character that should be
sustained and protect them.

Reasons

The proposed changes propose less prescriptive
wording to enable appropriate architectural
solutions to come forward, in accordance with
PPSL1. In addition, they are relevant to ensure that
the most efficient use of land can be made. PPS1
also advises that it may be appropriate to promote
or reinforce local distinctiveness but in doing so, it
isimportant to recognise that a number of features
including modern development will contribute to
such character. The policy should recognise that
occupier requirements will have aimportant
bearing on development proposals, particularly in
the case of commercia devel opment.

Policy 7.5 Public Realm

Proposed Change

Policy 7.5

Strategic

A London’s public spaces should be secure,
accessible, easy to understand and maintain, and
incorporate the highest quality landscaping,
planting, furniture and surfaces.

Planning decisions

B New development should make the public realm
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comprehensible at a human scale, using gateways,
focal points and landmarks to help people find
their way. Landscape treatment, furniture and
infrastructure should be of the highest quality, have
aclear purpose, maintain uncluttered spaces and
should contribute to the easy movement of people
through the space. Opportunities for the integration
of high quality public art should be considered, and
opportunities for greening, such as through
planting of trees and other soft landscaping
wherever possible, should be maximised.

Treatment of the public realm should be informed
by-the-histery-of-theptace—Public realm should
successfully integrate with the existing context and

should have regard for the historic form and
features of that context where they contribute
positively its character.

C New development should incorporate local
socia infrastructure such as public toilets, drinking
water fountains and seating, where appropriate. It
should also reinforce the connection between
public spaces and existing local features such as
heritage landmarks, the Blue Ribbon Network and
parks.

Reasons

The proposed changes clarify key features that
should help inform public realm design. There
must be an alowance for areas to evolve and
change by taking forward the best of the past
whilst also introducing new ideas and conceptsin
place making. Thiswill include new layouts and
urban typol ogies refl ecting the land uses being
proposed, different densities and changesin urban
gran.

Policy 7.6 and para7.16
Architecture

Proposed Change

Strategic

A Architecture should make a positive
contribution to a coherent public realm, streetscape
and wider cityscape. It should incorporate the
highest quality materials and design appropriate to
its context.

Planning decisions

B Buildings and structures should:

a be of the highest architectural quality
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b be of a proportion, composition, scale and
orientation that enhances, activates and
appropriately encloses the public realm

(c) comprise details and materials and massing
that relate to eemplement-the context and respect,
not necessarily replicate-thetocal-architectural
eharaeter—the distinctiveness of local heritage
assets.

d not cause unacceptable harm to the amenity of
surrounding land and buildings, particularly
residential buildings, in relation to privacy,
overshadowing, wind and microclimate. Thisis
particularly important for tall buildings

e incorporate best practice in resource management
and climate change mitigation and adaptation

f provide high quality indoor and outdoor spaces
and integrate well with the surrounding streets and
open spaces

g be adaptable to different activities and land uses,
particularly at ground level

h meet the principles of inclusive design.

Proposed Change

7.16 Architecture should contribute to the
creation of a cohesive built environment that
enhances the experience of living, working or
visiting in the city. Thisis often best achieved by
ensuring new buildings reference, not necessarily
replicate, the scale, mass and detail of the
predominant built form surrounding them, and by
using the highest quality materials. Contemporary
architecture is encouraged, but it should be
respectful and sympathetic to the other
architectural stylesthat have preceded it in the

locality. AH-buHdingssheuld-help-ereate sireets
and places that are human in scale, easy to
uhderstand-enfoy-and-eep-secure—All buildings

should be of ascale and design that will contribute
to the character of streets and places and make
them easy to understand, enjoy and keep secure.
The building form and layout should have regard
to the density and character of the surrounding
development taking in to account consented
schemes and opportunities as aresult of
regeneration and increases in accessibility, and
should not prejudice the devel opment opportunities
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of surrounding sites.

Reasons

The proposed changes add clarity and greater
flexibility for development proposals to respond to
their context and potential changes and to deliver
suitable, quality buildings for the future. The
changes aso take account of advice in By Design
which states that “ Relating new development to the
general pattern of building heights should not
preclude a degree of variety to reflect particular
circumstances’.

Policy 7.7 and para 7.20
L ocation and design of tall and
large buildings

Proposed Change

Policy 7.7

Strategic

A Where appropriate Ftall and large buildings
should be part of a strategic approach to changing
or developing an area, and should not have an
unacceptably harmful impact on their
surroundings.

Planning decisions

B Applications for tall or large buildings should
include an urban design analysis that demonstrates
the proposal is part of a strategy that will meet the
criteriabelow. Thisis particularly important if the
site of the proposed tall building is not identified
asalocation for tall buildingsin the borough’s
LDF.

C Tall and large buildings should:

ageneraly be limited to sites in the Central
Activity Zone, Opportunity Areas, Areas of
Intensification or Town Centres that have good
access to public transport

b only be considered in areas whose character
would not be adversely affected by the scale, mass
or bulk of atall or large building

c relate well to the form, proportion, composition,
scale and character of surrounding buildings, urban
grain and public ream (including landscape
features), particularly at street level;

d individually or as a group, form adistinctive
landmark that emphasizes a point of civic or visual
significance, and enhances the skyline and image
of London

81




e incorporate the highest standards of architecture
and materials

f have ground floor activities that provide a
positive relationship to the surrounding streets

g incorporate publicly accessible areas on the
upper floors, where appropriate

h make a significant contribution to local
regeneration

a

i_not affect adversely their surroundings in terms
of microclimate, wind turbulence, overshadowing,
noise, reflected glare, aviation, navigation and
telecommunication interference

| meet policy requirements relating to application
of the LVMF and not have an unacceptably
harmful impact on sensitive local views designated
by boroughsin policy documents

k be sympathetic in terms of their impact on
designated heritage assets

L DF preparation

E Boroughs should work with the Mayor to
identify areasin their Local Development
Frameworks where tall and large buildings might
be appropriate. These locations should be
consistent with the criteria above and the place-
shaping and heritage policies of this Plan.

7.20 Tall and large buildings are those that are

substantially reticeably-taller than their neighbours
surreundiags; and/ or which have-a significantly
change Hmpaet-on the skyline erarelarger-thanthe
threshold-sizes set-for-the referral-of planning
apphicationsto-the-Mayer. They can form part of a
strategic approach to meeting the regeneration and
economic development goalslaid out in the
London Plan, particularly in order to make optimal
use of the capacity of siteswith high levels of
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public transport accessibility. However, they can
also have a significant detrimental impact on local
character. Therefore, they should beresisted in
areas that will be particularly sensitive to their
impacts and only be considered if they are the most
appropriate way to achieve the optimum density in
highly accessible locations or to ensure the best
local design outcome, and if they make a
significant contribution to local regeneration.

Reasons

The proposed changes make the policy less
prescriptive, in accordance with PPS1. Para7.20
describes tall and large buildings as those which
are “noticeably taller than their surroundings’.
Thisis clearly arelative measure and in some
instances, a building of this size may be justified
whilst not being of ascale to require a strategic
assessment. Thelocal effects of such a

devel opment would be addressed through other
policiesin the Plan and at borough level. The
proposed changes refer to the definition of tall
buildings to reflect EH/ CABE’sjoint advicein its
2007 guidance.

The policy should aso recognise that in some
instances tall buildings may be acceptable
providing they have aneutral or positive impact in
views. In addition, a negative impact may be
outweighed by other benefits to be generated by a
scheme. The London Plan should be in line with
PPG15 and draft PPS15 which accepts adverse
impacts on historic buildings when the harm is
outweighed by positive impacts in other views and
on heritage assets by wider social and
environmental benefits.

In addition, the policy should recognise that all
development including tall buildings of quality has
the potential to improve the setting of heritage
assets. This conclusion has been upheld on several
occasions in Secretary of State/ Inspector
decisions.

In assessing tall building proposalsit will be
important for relevant views to be agreed with the
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borough and for each proposal to be assessed on its
individual merits.

Policy 7.8 and para 7.25
Heritage Assets and Archaeology

Proposed Change

Policy 7.8

Strategic

A London’s historic environment, including
natural landscapes, conservation areas, heritage
assets, World Heritage Sites, Scheduled Ancient
Monuments and memorials should be identified,
preserved and restored.

B Development should incorporate measures that
identify, record, interpret, protect and, where
appropriate, present, the site’ s archaeol ogy.
Planning decisions

C Development should preserve, refurbish and
incorporate designated heritage assets, where
appropriate.

D New development should protect the setting of
listed buildings. New development in the setting

of heritage-assetsand conservation areas should

have regard to the be-sympathetic-to-their form,
scale, materials and architectural details that

positively characterise those areas. New

devel opment within the setting of conservation
areas and other designated heritage assets should
not harm and, where possible, enhance those
assets.

E New development should make provision for the
protection (either through preservation by record or
preservation in situ) of archaeological resources
and significant memorials. Where the artefact or
memoria cannot be moved from the site without
damaging its cultural value, the assets should
where possible be made available to the public on-
site.

L DF preparation

F Boroughs should, in LDF policies, seek to
maintain and increase the contribution of built
heritage to London’ s environmental quality and
economy while allowing for London to
accommodate change and regeneration.

G Boroughs, in consultation with English Heritage,
Natural England and other relevant statutory
organisations, should include appropriate policies




in their LDFs for identifying and protecting
heritage assets scheduled ancient monuments,
archaeological assets, memorials and natural
landscape character within their area.

7.25

tst The careful protection and adaptive re-use

of designated heritage buildings and their settings
IS important in preserving this character.
Conservation areas make an important sigrificant
contribution to local character and should also be
protected from irappropriate devel opment that
harms the character and appearance of the
conservation area. Particular consideration should
be given to the ishet-sympathetic-interms-of scale,
materials, details and form of development
recognising that in some cases contrast can be an
effective and appropriate consequence .
Development within the setting of near-heritage
listed buildings or conservation areas should meet
the highest quality of architecture, public realm,
and local context and character outlined in the
policies above.

Reasons

The proposed changes reflect more accurately the
test in PPS15. The visibility of a new building
could have a neutral or positive impact and till
respect the character and appearance of a
conservation area.

Policy 7.12 and para 7.36
I mplementing the London View
Management Framewor k

Proposed changes

Policy 7.12

Strategic

A New development should not harm and where
possible should make a positive contribution to the
characteristics and composition of the strategic
views and their landmark elements. It should also,
where possible, preserve viewers' ability to
recognise and to appreciate Strategically Important
Landmarks in these views and, where appropriate,
protect the silhouette of landmark e ements of
World Heritage Sites as seen from designated
Viewing Places.

B Development in the foreground and middle

85




ground of a designated view should not be overly
intrusive, unsightly, prominent to the detriment of
the view, block aview or create an intrusive
element in the view. New and prominent
landmarks which have a significant visual impact
locally should be permitted if they are of high
architectural quality and contribute positively to
the designated view.

D In addition to the above, new development in
designated views should comply with the
following:

a London Panoramas — should be managed so that
devel opment fits within the prevailing pattern of
buildings and spaces and should not detract from
the panorama as a whole. The management of
views containing Strategically Important
Landmarks should afford them an appropriate
setting and prevent a canyon effect from new
buildings crowding in too close to the Landmark
in the foreground, or background where
appropriate.

b River Prospects — views should be managed to
ensure that the juxtaposition between elements,
including the river frontages and key landmarks,
can be appreciated within their wider London
context.

¢ Townscape and Linear Views — should be
managed so that the ability to see specific
buildings, or groups of buildings,_in conjunction
with the surrounding_environment, including
distant buildings within views, is preserved.

E Viewing places should be accessible and
managed so that they enhance peopl€ s experience
of the view.

F In addition to the above, wherethereis a
Protected Vista

a development that exceeds the threshold height of
aLandmark Viewing Corridor should be refused
b development in the Wider Setting Consultation
Areashould form an attractive element in its own
right and preserve the viewer’s ability to recognise
and to appreciate the Strategically Important
Landmark. It should not cause a canyon effect
around the Protected Vista

¢ development in the foreground of the Wider
Setting Consultation Area should not detract from
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the prominence of the Strategically Important
Landmark in this part of the view.

G In complying with the above new

devel opment should not cause negative or
undesirable local urban design outcomes.

H The Mayor will identify, in some designated
views, situations where the silhouette of a World
Heritage Site, or part of a World Heritage Site,
should be preserved.

L DF preparation

J Boroughs should reflect the principles of this
policy, including the Protected Vistas, into their
Local Development Frameworks.

7.36 In complying with the requirements of
Policies 7.11 and 7.12 consideration will also be
given to the development’s compliance a
development-should-comphy-with other policiesin
this chapter The and-sheuld-net-have-anegative
effects on the-surrounding land by way of
architecture or-relationship with the public realm
will be balanced in determining the acceptability of

the proposal.

Reasons

The proposed changes take in to account
requirements to consider a development proposal
and its compliance with policy in the round in
weighing up the material considerations. A tall
building proposal, for example, may have a
negative effect in some views but this harm could
be outweighed by positive impacts in other views
and / or the scheme’ s ability to deliver other
townscape advantages or important planning
benefitsin line with the strategic objectives of the
Plan.

Policy 7.14 Improving air quality

Proposed change

Policy 7.14

Strategic

A The Mayor will work with strategic partners to
ensure that the spatial, climate change, transport
and design policies of this plan support
implementation of his Air Quality Strategy to
achieve reductions in pollutant emissions and
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public exposure to pollution.

Planning Decisions

Development proposals should:

a) promote sustainable design and construction to
reduce emissions from the demolition and
construction of buildings following the best
practice guidance in the GLA and London
Councils *The control of dust and emissions from
construction and demolition’

b) where biomass boilers are included, set out a
detailed air quality assessment comparing forecast
pollutant concentrations with that of a conventional
gas boiler. Permission should only be granted if no
significant adverse impacts from the biomass
boiler relative to the use of a conventional gas
boiler are identified

C) aln-to-beairgquality-neutral- and aim to not
lead to further deterioration of existing poor air
quality (such as areas designated

as Air Quality Management Areas (AQMAS))
where not contrary to PPS23. Offsetting should be
used to ameliorate negative impacts associated
with development proposals. Increased exposure to
existing poor air quality should be minimized.

L DF preparation

C Boroughs and others with relevant
responsibilities should have policies that:

a seek reductionsin levels of pollutants referred to
in the Government’ s National Air Quality Strategy
having regard to the Mayor’s Air Quality Strategy
b take account of the findings of the Air Quality
Review and Assessments and Action Plans, in
particular where AQMAS have been designated.

Reasons

The proposed changes add clarity and cross
reference to relevant national guidance. The
phrase “air quality neutral” should be deleted asiits
meaning is not clear, it is not arecognised standard
and the means for assessing compliance is unclear.

Para 7.40

Proposed change

7.40 The Mayor’'s Air Quality Strategy sets out
policies and proposals to address the full range of
air quality issues. For example the Low Emission
Zone (LEZ) will continue to deliver health benefits
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by reducing emissions from the oldest heavy diesel
engined vehicles. The Strategy includes proposals
to introduce a new standard for oxide of nitrogen
(NOx) to the LEZ and to extend it to heavier vans
and minibusses from 2012. 2015. The London Plan
policies specifically address the spatial
implications of the Air Quality Strategy and, in
particular, how development and land use can help
achieveits objectives. The GLA and London
Council’s Best Practice Guidance on ‘ The Control
of Dust and Emissions from Construction and
Demolition’ provides one mechanism by which
planning can address such issues. It is proposed
that this guidance will be reviewed with aview to
it being consulted on and published as
supplementary guidance to the London Plan.

Reasons

It is assumed that 2012 is atypographical error and
the change inserts the correct date from the
Mayor’s Strategy.

Para 7.41

Proposed change

7.41 Concerns have been raised over the air
quality effects of some biomass boilers. In order to
address these concerns, the Mayor will expect an
air quality assessment to be undertaken where
planning applications are submitted that include
proposals for biomass boilers belew-500Kwth in
areas designated as an Air Quality Management
Areafor fine particulate matter (PM10) and NOx.
The assessment should compare the effects of a
conventional gas boiler against the proposed
biomass one. Where an assessment demonstrates
significant adverse effects associated with the
biomass boiler, relative to the use of a
conventional gas boiler, thistype of biomass boiler
should not be used in the development.

Reasons

The proposed changes add clarity. The addition of
“significant” helps to qualify the policy because
the means of heating has other environmental
advantages.

Poalicy 7.15 Reducing noise and

Proposed change
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enhancing soundscapes

Strategic

A The transport, spatial and design policies of this
plan will be implemented in order to reduce noise
and support the objectives of the Mayor’s Ambient
Noise Strategy.

Planning decisions

B Development proposals should seek to reduce
noise by:

aminimising the existing and potential adverse
impacts of noise on, from, within, or in the vicinity
of, development proposals

b separating new noise sensitive development from
maj or noise sources wherever practicable through
the use of distance, screening, or internal

layout in preference to sole reliance on sound
insulation

¢ promoting new technol ogies and improved
practices to reduce noise at source including the
implementation of mutually agreeabl e solutions
between existing noise sources and new potentially
noi se sensitive receptors.

L DF preparation

C Boroughs and others with relevant
responsibilities should have policies to:

areduce the adverse impact of noise through the
distribution of noise-making and noise-sensitive
uses, and in highway management and transport
policies (see Chapter 6)

b identify and protect Quiet Areas, and spaces of
relative tranquility or high soundscape quality,
particularly through borough Open Space
Strategies.

Boroughs should make provision for the control of
noise sources (e.g. industrial, rail) which may
impose noise constraints on development in areas
designated (or likely to be designated) for major
urban regeneration schemes.

Reasons

The proposed changes take in to account
circumstances where suitable measures to address
noise impacts may be agreed between those
responsible for existing noise sources and
receptors. Solutions may involve mitigation other
than those listed in (C) to achieve acceptable
conditions. This adds flexibility to the policy. The
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changes also add a provision for boroughs to take
account of noise conditions and potential to control
sources to aleviate impact on development of
nearby sites.

Policy 7.21 Treesand woodland

Proposed changes

Policy 7.21

Strategic

A Quality specimen F trees and woodlands should
be protected, maintained, and enhanced, following
the guidance of the London Tree and Woodland
Framework (or any successor strategy). In
collaboration with the Forestry Commission the
Mayor will produce supplementary guidance on
Tree Strategies to guide each borough’s production
of aTree Strategy covering the audit, protection,
planting and management of trees and woodland.
This should be linked to the borough’s Open Space
Strategy.

Planning decisions

B Existing trees should be retained wherever
possible and any loss as the result of development
should be replaced following the principle of ‘right
place, right tree’ 33. Wherever possible the planting
of additional trees should be included in new
developments.

L DF preparation

C Boroughs should follow the advice of PPS 9 to
protect ‘veteran’ trees and ancient woodland where
these are not already part of a protected site.

D Boroughs should develop appropriate policies to
implement their Borough Tree Strategy.

Reasons

The proposed changes confirm the presumption to
protect trees of quality. Protecting poor specimens
may compromise a site’ s development potential.
There may be occasions where trees need to be
felled to allow for development that will bring
forward other habitat, ecological and townscape
benefits.

I mplementation and Monitoring

Policy 8.2 Planning obligations

| Proposed changes
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and the Community
Infrastructure Levy

Policy 8.2

A The Mayor will provide guidance for boroughs
and other partners on the preparation of
frameworks for negotiations on planning
obligations in DPDs, reflecting the strategic
priorities set out below. In particular, the Mayor
wishes to devel op with boroughs a voluntary
system of pooling contributions for the provision
of facilities related to proposed developments.
Planning decisions

B When considering planning applications of
strategic importance, the Mayor will take into
account, among other issues, the existence and
content of planning obligations. Viability issues
and the potential to realise planning benefits that
meet the strategic and local planning objectives
will aso be taken in account in determining the
scale and scope of planning obligations

C Development proposal s should address
strategic aswell aslocal prioritiesin planning
obligations.

D Affordable housing; supporting the funding of
Crossrail where thisis appropriate (see Policy 6.5);
and other public transport improvements should be
given the highest importance. Whereit is
appropriate to seek a Crossrail contribution in
accordance with Palicy 6.5, this should generally
be given higher priority than other public transport
improvements.

E Importance should also be given to tackling
climate change, learning and skills, health facilities
and services, childcare provisions and the
provision of small shops.

L DF preparation

F Boroughs should set out a clear framework

for negotiations on planning obligationsin DPDs
having regard to central Government policy and
guidance and local and strategic considerations to
the effect that:

alt will be amaterial consideration whether a
devel opment makes an appropriate contribution or
other provision (or some combination thereof)
towards meeting the requirements made necessary
by, and related to, the proposed devel opment

b Negotiations should seek a contribution towards
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the full cost of all such provision that isfairly and
reasonably related in scale and kind to the
proposed development and its impact on awider
area

¢ Boroughs must refer to planning obligations that
would be sought | the relevant parts of the DPDs
(such as transport and housing policies).

Reasons

Itiscritica that viability istaken in to account in
determining appropriate levels and scope of
planning obligations that a development is
expected to deliver. The proposed changes add
clarity to the context in which planning obligations
will be negotiated.

Annexes

Annex 1 Opportunity and
Intensification Area: Earls Court
& West Kensington Opportunity
Area

Proposed changes and Reasons

The text changes are set out in the table reproduced
at Appendix 6 to this submission and summarised
below:

- clarification that the strategic potential of the
OA relatesto its ability to provide high density
mixed use devel opment

- clarification of the extent of coverage of the
OA, as explained in the Section 3.0 of this
Submission

- confirmation that development within the OA
may lead to a new town centre designation, as
explained in Section 3.0 of this Submission
and representations to Policy 2.15 and the
Evidence Base (Retail Land Use Summary
Study).

- clarification that a Planning Framework is
being prepared for the OA. As a conseguence,
the OAPF Progress column should be updated
to “2" ie In Preparation. C&C agree that an
OAPF is the appropriate tool to guide
development proposals within  the OA.
Alternative forms of planning guidance such a
borough  produced SPD would not
acknowledge the strategic significance of the
development opportunity and the contribution
that it can makes in addressing requirements
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for growth at the regiona level. However, a
delay in progressing an OAPF should not
frustrate development proposals coming
forward within the OA that are compliant with
the London Plan.

- confirmation that parts of the site may be
suitable for tall building development, as
explained in Section 3.0 of this Submission
and the Evidence Base (Summary Townscape
and Tall Buildings Study, Design Principles
Study, Place Making Report)

- revised target development figures for
indicative employment capacity and the
minimum number of new homes, as explained
in Section 3.0 of this Submission and the
Evidence Base (Place Making Report,
Employment Capacity report, Housing Land
Use Summary study and Housing Capacity
report).

Annex 2 paraA2.7 and Table
A2.2 London’s Town centre
networ k

Proposed changes

A2.7 Policy 2.15 sets out the process for
managing changes to the classifications of centres
and the possible designation of new centres based
upon evidence in town centre health checks. 1t will
be coordinated strategically taking into account

rel ationships with adjoining sub-regions and the
regions outside London.

Table A2.2 Earls Court Regeneration Area
should be added as a potential new District centre,
currently unclassified

Reasons

Assessment work undertaken by C&C (and
submitted as part of the Evidence Base in support
of its representations on the RBKC and LBHF
Core Strategies) indicate the site could support
approximately 720,000 sgm of town centre uses.
With scope to achieve aPTAL of 6 following
comprehensive redevel opment, thereis potential
for a new town centre designation within the wider
site, as explained in Section 3.0 of this Submission
and the Evidence Base (Retail Land Use Summary
Study). The EC Regeneration Area constitutes the
majority of the ECWKOA identified for high
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density mixed use development including arange
of town centre uses. New development will create
anew urban quarter with acommercial hub, an
important and integral component in creating a
new sense of place for the area, as explained in the
Evidence Base (Place Making Report). Further
assessment will be undertaken as part of the
Planning Framework for the Opportunity Area and
future masterplanning.

5.0

5.1

5.2

5.3

CONCLUSIONS

These representations propose changes to the RLP so as to deliver a sound
document to govern the spatia policy framework within which development
proposals may come forward for the ECWKOA and the EC Regeneration Area.
Adjustments to the RLP in accordance with these representations will achieve a
strategy that is:

- based on arobust and credible evidence

- dlowsfor future change

- isconsistent across the strategic policies

- isconsistent with the Mayor’ s regional strategies
- isdeliverable, flexible and able to be monitored
- consistent with national policy

- dl required and in accordance with PPS11.

C&C has made representations as the RLP has been evolving through the
consultation process. It has clearly stated its wishes to work with the GLA and
other stakeholders to participate in the development of the policy framework needed
to deliver redevelopment within the ECWKOA. C&C expects to supplement these
representations with additional information as work progresses with the GLA and
the Boroughs in connection with the Planning Framework. Further submissions
will be discussed with the authorities at the time and would be provided on the basis
that it would assist the Inspector in considering the RLP at the EIP.

The EC Regeneration Area represents an exciting strategic redevel opment
opportunity within the ECWKOA capable of delivering highly sustainable
development to meet strategic needs, benefitting a wide range of stakeholders and
creating a vibrant , mixed use community and a new urban quarter for west London.
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