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INTRODUCTION AND SUMMARY

Context
The Central London Prospectus was published in October 2010 by Central London Forward (CLF). It presented a matrix of twelve topics grouped into three sections – economy, environment and population, as follows:  

	ECONOMY
	ENVIRONMENT
	POPULATION

	1   BUSINESS
	5   PLACE
	9   PEOPLE

	2   SECTORS 
	6   MOVEMENT
	10 WORK

	3   GEOGRAPHIES
	7   DEVELOPMENT
	11 EDUCATION

	4   OUTLOOK
	8   SUSTAINABILITY
	12 PROSPECTS


This paper is one of twelve prepared to inform the prospectus. A draft was circulated in March 2010. This revised version takes account of comments received over the summer from CLF member authorities, the GLA and others, and incorporates key announcements and data released between March and August 2010.
The twelve papers and the prospectus together make up the Central London Economic Assessment (CLEA). They describe the situation in May 2010, against the background of the UK economy returning to uncertain growth after eighteen months of falling GDP and the prospect of severe cuts in public spending. The May general election resulted in a coalition government taking over from Labour, and local elections in a change of political control in several boroughs. 
Underpinning the papers are statistical tables, showing data at local authority level and for the Central London sub-region, the Rest of London and All London. 

The Central London Prospectus (amended final version), topic papers and data sets are all available on the Central London Forward website: www.centrallondonforward.gov.uk.
Sources

Key sources, abbreviated in footnotes, are listed as an appendix to this paper. Other references are given in full. A schedule of frequently-used publications in the preparation of the Central London Economic Assessment can be found in the prospectus.
Definitions
In the text, Central London with a capital ‘C’ refers to the sub-region of London. This area includes seven of London’s thirty three local authorities: Camden, City of London, Islington, Kensington and Chelsea, Lambeth, Southwark and City of Westminster. References to these boroughs/local authorities are highlighted in the text. Central London Forward, the partnership which provides a voice for Central London, is led by the seven local authorities.

The City is used both as a brand name for international wholesale financial services in the UK and to refer to the physical concentration of markets and businesses within the Square Mile of the City of London. The extent of the various geographical areas referred to in the CLEA are shown in Maps 1 to 5 in the prospectus, and described in paper 3, Geographies (Figure 3.1). 

Summary
The next page provides a one-page summary of this paper and concludes with three challenges. The summaries of all 12 topic papers are included in the Central London Prospectus.

	3
	GEOGRAPHIES – Central London’s Economy, May 2010        

	Dispersal  The success of Central London depends on its relationships with the rest of the world and on complementary activities performed elsewhere. The Central Business District (CBD), comprising the Central Activities Zone (CAZ) plus Canary Wharf, is one element in an inter-connected, city-region economy. While some business sectors cluster within the CBD (notably wholesale internationally-oriented financial services), information technology, communications and the creative sector are fields where Central London’s strength is shared with, perhaps underpinned by, other parts of London and the Greater South East. Large organisations tend to locate back office activities outside the centre and off-shoring is the latest manifestation of this. Businesses that provide support services to Central London workplaces, such as catering, cleaning, logistics and security, usually operate from less expensive areas but remain as close to their customers as practicable. 
Concentration  Key to understanding the success of Central London’s economy is ‘agglomeration’, how the combination of skills, knowledge, inputs and markets stimulates economic growth and innovation. Accessibility is Central London’s greatest asset. Over one third of the population of England is within commuting distance. The Central Business District supplies one-third of London’s employment (around 1.5 million jobs) in just 2% of London’s land space. Areas immediately around the CAZ have developed CAZ-like functions: between 1996 and 2005 employment in the City fringes (north and east of the City and across the Thames in Southwark) grew by 20%, compared with 7% in the CAZ and 8% in all London. The CAZ is also home to 275,000 Londoners. The Mayor’s draft replacement London Plan (October 2009) supports further intensification of land use and employment in Central London and the CAZ. 
Work and commerce  Finance and business activities remain concentrated in the City of London but are now found across the CBD, including the south bank of the Thames. Creative and cultural clusters, long associated with Soho and the West End, have developed throughout Central London but especially to the north of the City (Clerkenwell/Shoreditch/Hoxton) and to the south of the river (Bankside/Bermondsey). The opening up of river frontages, with new and iconic attractions, has changed how visitors experience the city but the CAZ remains the focus of visitor spend, especially the West End / Covent Garden. Central London has five of the UK’s top ten research universities and its three academic health science centres will be complemented by the Centre for Medical Research and Innovation, employing 1,500 at St Pancras. 
Home and neighbourhoods  The supply of new homes in Central London is increasingly for higher-income groups or international purchasers on prime sites, including the river side. Since the early eighties registered social landlords rather than local authorities have provided social housing for rent and shared-ownership but with difficulty in central areas. The surprise of the last fifteen years has been the revival of private renting, across income groups and often through buy-to-let arrangements. Census data shows how over the thirty years to 2001, owner occupation increased steadily in Central London, from one fifth of properties (19%) in 1971 to two fifths (40%) in 2001, supplied through a combination of property conversion, new building, and council sales. In a reducing council housing sector (22% in 2008, down from over 40% in 1981), the less desirable homes are mostly let to tenants who are economically inactive, with increasing proportions from specific minority ethnic groups, notably Black Africans in Central London. Local authorities have made efforts to modify the concept of the monolithic estate by refurbishment through the Decent Homes initiative, by selective demolition and new building, and by the introduction of a greater variety of tenures. Area-based programmes to address multiple deprivation, will conclude in March 2011.


	3
	Geographies – Challenges for Central London 

	3.1
	Supporting business clusters of national and international importance, including financial and business services, creative and cultural industries, and health science  

	3.2
	Maintaining investment in business-efficient infrastructure, including transport capacity and communications, necessary to sustain London’s appeal for footloose companies 

	3.3
	Spreading the prosperity of the CAZ and wealthier neighbourhoods to parts of Inner London that remain blighted and to residents deprived of opportunities


1. DISPERSAL

The success of Central London depends on in its relationships with the rest of the world and with its hinterland. London and the UK are geographically located in a time-zone which allows contact with the entire world within the working day. This is complemented by the happy circumstance that English has established itself as the international language for doing business and is the first language of most of London’s workforce.

Within the UK, the success of Central London depends on complementary functions and activities performed elsewhere, particularly in Inner London, Outer London and the surrounding non-metropolitan areas which are within daily commuting distance.

Figures 3.1 to 3.3 define and map the most commonly-used geographical terms in this and the other papers making up the Central London Economic Assessment (CLEA). 

Figure 3.1
Definitions of geographical terms 

	Name of Area
	Spatial Definition 

	Greater South East 
	(GSE) London, South East and East of England government regions

	London region 
	All 33 London local authority areas

	Outer London
	All boroughs not in Inner London

	Inner London

	GLA London Plan: Central London boroughs plus Greenwich, Hackney, Hammersmith and Fulham, Lewisham, Newham, Tower Hamlets and Wandsworth

	
	ONS: Central London boroughs plus Hackney, Hammersmith and Fulham, Tower Hamlets and Wandsworth

	Central London
	GLA / CLF sub-region: Camden, City of London, Islington, Kensington & Chelsea, Lambeth, Southwark and Westminster

	Central Business District 
	(CBD) The area within Central London and the Isle of Dogs (Canary Wharf) where most jobs, in terms of numbers and productivity, are located 

	Central Activities Zone 
	(CAZ) The Central Business District, excluding the Isle of Dogs

	The City
	City of London, sometimes referred to as the Square Mile. 

The City is also used both as a brand name for international wholesale financial services in the UK and to refer to the physical concentration of markets and businesses within the Square Mile of the City of London

	West  End
	District of business and leisure activities to the west of the City, inconsistently defined but including Soho, Mayfair and areas between Oxford Street and Euston Road. In some contexts, includes Holborn, Covent Garden and Bloomsbury (also known as Midtown)

	City Fringe
	City Fringe refers to wards in boroughs (Camden, Islington, Hackney and Tower Hamlets) abutting the City of London to the north and east which, together with the City of London, made up the City Fringe Partnership between 1996 and 2009

City fringe(s) refers to imprecise areas straddling or adjacent to the City’s boundaries, including south of the Thames

	South Bank
	Lambeth Bridge east to St Saviour's Dock east of Tower Bridge. South Bank Centre refers specifically to the 1960s complex of Royal Festival Hall, Queen Elizabeth Hall and Hayward gallery

	Bankside
	Southwark riverside across the Thames from the City 


Figure 3.2  
Map showing London sub-regions

[image: image1.jpg]


I
Figure 3.3  
Map showing Outer London, Inner London, Central Activities Zone
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Source:
draft replacement London Plan GLA, October 2009.
i) Inner London

The concept of Inner London has made a comeback on the back of the Mayor’s interest in the challenges facing Outer London boroughs.

	‘Planning for all of London means making the most of the opportunities each part of the capital presents, and targeting action on those places where needs are most, [including] the need to understand and plan for the way Inner London – the area immediately around the Central Activities Zone – is developing. This is an area that has experienced considerable growth in recent years, and this looks set to continue.’ 

Source:  A new plan for London. Mayor of London, April 2009, p.85.



Inner London is home to 40 per cent of Londoners and it contains 60 per cent of the city’s jobs.

Distinctive features of Inner London employment, compared to Outer London, are:

· Stronger representation in information and communications services, and in financial and professional services; much smaller proportions in manufacturing, distribution, education and health

· Employment in headquarter establishments (20 per cent compared with 13 per cent)

· Higher proportion of graduates among those working in local jobs (46 per cent compared with 28 per cent).
 
After long-term decline, Inner London has grown over the last two economic cycles substantially more than Outer London in absolute employment and relative economic terms. 

The GLA expects Inner London to account for 55 per cent of London’s population growth to 2031 – an additional three quarters of a million people. 

Residentially, Inner London is distinguished by:

· Higher proportion of its housing stock built before the first world war

· More social housing on dense estates, built in 1960s and 1970s, including high-rise

· Contrasts of prosperous, cared-for neighbourhoods and impoverished, often system-built developments in unattractive locations.

Within Inner London can be found the entire range of London environments, from the crowded, bustling Central Activities Zone (Figure 3.6) to outer parts of Inner London boroughs, suburban in character.
ii) Outer London

Outer London is where 60 per cent of Londoners live and around 40 per cent of London’s jobs are located.

There are some concentrations of employment, notably around Heathrow Airport and in Croydon, Bromley and Kingston but, generally, work is more widely distributed. (Figure 3.4)
Figure 3.4
Map showing employment density in London
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A higher proportion of jobs in Outer London are in the types of less productive business that provide a supportive role to other businesses, including catering, cleaning, logistics and security. These businesses tend to locate outside Central London but remain as close to their customers as practicable.  

Businesses and jobs supportive of an area’s immediate population, like retail, dry cleaners, hairdressers, schools and hospitals, are located across London but make up a larger part of the economy in Outer London than in Inner London. 
In some ways Central London appears to cast a shadow over Outer London. Over the last two economic cycles employment growth in Outer London was only a quarter to a third of that in either Inner London or the Greater South East.
 However, in information technology and communications some of Central London’s strengths are shared across a much broader region (including both Outer London and the Greater South East). 
Residentially, Outer London is distinguished by more suburban forms of twentieth century housing, fewer and less dense (though often large) social housing estates; a higher proportion of owner occupied housing.

iii) Greater South East and beyond

London and the two regions that surround it, the South East and East of England, contain 21 million people, 11.5 million jobs and account for 44 per cent of the UK’s total economic output.  

The London economy operates at a variety of spatial scales. These range from specific localities in Central London to the whole of the Greater South East, taking in Southampton and Oxford to the west, Cambridge and Felixtowe to the north, the Thames estuary and adjacent counties to the east, and south to Brighton and the Channel coast.
The Central Business District (CBD) is one element in an inter-connected, city-region economy. The different areas receive mutual benefits as well as engage in competition. While some sectors remain strongly concentrated within the CBD (notably wholesale, internationally-oriented financial services), other advanced functions operate from centres outside Greater London almost as easily as if they were in the CBD.

Business services and the creative sector are fields where Central London’s strength is shared with, perhaps underpinned by, other parts of the Greater South East. In the later 1990s, expansion of creative industries was second only to financial and business services, and accounted for almost a quarter of job growth in London between 1995 and 2001.
 Proportionally, the share of other parts of the South East was larger than London as a whole, but often with complementary linkages to Central London. 

Large organisations have always tended to locate back office activities outside the CBD in less expensive areas of London or beyond. ‘Off-shoring’ is merely the latest manifestation of the dispersal of activities out of Central London once they become routine or standardised.

2.  CONCENTRATION 

i) Accessibility

Accessibility is Central London’s greatest asset, both internationally and from within the UK. Travel-to-work patterns suggest that over a third of the population of England is within commuting distance of Central London.  

Figure 3.5 shows absolute flows of workers within and across zones of London. Total daily movements from and to the different areas are highlighted.

While the pull of the centre is the most dominant feature, commuting within London is more complex than the radial transport pattern might suggest. The largest number of journeys are taken by workers who both live and work in Outer London (1.2 million), followed by those who commute into the Core from elsewhere (1.0 million). More Inner London residents work elsewhere in Inner London (0.5 million) than commute into the Core (0.4 million). 

Figure 3.5
Flow of workers between London’s commuting zones

	Workers commuting within zone of residence – thousands

	Within Core
	66
	-
	-
	-
	-
	-
	-

	Within Inner
	608
	-
	-
	-
	-
	-
	-

	Within Outer
	1213
	-
	-
	-
	-
	-
	-


	Workers commuting to a different zone – thousands

	Destination
	
	Residence
	
	Residence
	
	Residence
	

	To Core
	1021
	From Inner
	401
	From Outer
	374
	From Beyond
	246

	To Inner
	451
	From  Core
	21
	From Outer
	308
	From Beyond
	122

	To Outer
	394
	From  Core
	5
	From Inner
	116
	From Beyond
	273

	To Elsewhere
	202
	From  Core
	2
	From Inner
	35
	From Outer
	165


	Workers commuting from a different zone – thousands

	Residence
	Total
	Destination
	No
	Destination
	No
	Destination
	No

	From Core
	28
	To Inner
	21
	To Outer
	5
	To Beyond
	2

	From Inner
	552
	To Core
	401
	To Outer
	116
	To Beyond
	35

	From Outer
	847
	To Core
	374
	To Inner
	308
	To Beyond 
	165

	From Elsewhere
	641
	To Core
	246
	To Inner
	122
	To Outer
	273


Source:
Transport for London (adapted), based on ONS definitions of areas in the Census 2001.

Note: 
‘Core’ represents the City of London plus Westminster.
The logic of a radial public transport system developed over a period of two hundred years led the the Mayor's Outer London Commission to reject, largely on cost grounds, the development of new major centres of economic activity in Outer London. Its Interim Conclusions, published in July 2009, concluded that development should be based upon a ‘star and cluster’ approach using existing town centre networks. 

ii) Agglomeration   

Key to understanding the nature of the Central London (and particularly the CBD) economy is an appreciation of how the critical mass of skills, knowledge, inputs and markets in the central area encourages growth and innovation. 

The productivity benefits of high employment density, within industries, across geography and over time, are found in cities across the world.

By locating close to one another, businesses benefit from access to specialist inputs, knowledge transfer and economies of scale. Concentrations of activities support shared infrastructures, including transport systems, tax regime, research and development and telecommunication; and diversity of supply, including workforce and property. 

The advantages of co-location are sometimes referred to ‘agglomeration effects’. (Box 3-A)

	Box 3-A


Agglomeration
Characteristics
· Localisation economies: Occur where firms in one industry have access to complementary specialists in another, e.g. insurers to legal services; banks to fund management companies. (See note)
· Urbanisation economies: Occur where firms benefit from the presence of large number of suppliers and customers, e.g. labour recruitment and advertising agencies.

Effects

· The circulation of ideas, and flow of knowledge, within and between firms and across sectors help businesses keep up-to-date with changing markets and technology.

· The proximity of a large number of suppliers and customers means most firms can gain from economies of scale

· The co-location of competing businesses leads to more effective competition and puts pressure on all businesses to maximise the efficient use of resources

· The number and variety of firms offer a wide range of employment opportunities, especially specialist jobs, which make it more likely that people will find a job that makes the most of their skills.

Source:  Economic Evidence Base. GLA, May 2010, pp.26, 27 (adapted).
Note: 
‘Maritime services’ is an example. London offers the most comprehensive range of specialist maritime services in the world, covering shipbroking, legal services, finance, insurance, ship classification, dispute resolution, publishing and research. 



Central London’s success comes at a cost, and this is common to all global cities. Competition for limited space drives up land values, produces congestion and places a strain on public amenities and services. At some point these diseconomies of demand will act as a check on further concentration. 

iii) Central Activities Zone 

The Central Activities Zone (CAZ) covers London’s geographic, economic and administrative core. It is also home to 275,000 Londoners. 

Figure 3.6 shows the geographic extent of the CAZ in relation to the Inner London boroughs. 
Figure 3.6  
Map of Central Activities Zone

[image: image3.emf]
The CAZ and Canary Wharf in Tower Hamlets together make up London’s Central Business District (CBD). Box 3-B presents a snapshot of the CBD’s contribution to the UK economy. 

	Box 3-B


Central Business District: key facts at the height of the boom

· The CBD - the CAZ plus Canary Wharf - supplies around 1.5 million jobs. This represents one-third of London’s employment in just two per cent of London’s land space

· Activities such as fund management, banking, insurance, and other finance (located mostly in the CBD) total over £7.8 billion of exports per annum

· Business services including consulting, legal, advertising, computing, architecture, engineering and media (again, mostly located in the CBD) and a range of other business services total over £7.7 billion of exports per annum

· Total CBD employment is equivalent to the whole of Greater Manchester and well in excess of any North American CBD with the exception of New York 

· The West End, including Covent Garden accounted for over £5.3 billion of comparison retail spending and 6.6 million square feet of comparison retail floorspace in 2006.

Source:  London’s Central Business District; Its global importance. GLA, January 2008.



Businesses tend to locate near to similar businesses where they benefit from agglomeration effects. Many of London’s specialisms form distinct but overlapping ‘employment clusters’ within Central London. (Box 3-A)
Figure 3.7  
Map showing Central London’s employment clusters, 2004
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Source:  London Project Report. Prime Minister’s Strategy Unit, July 2004.
Since the mid 1990s the geographic extent of London’s CBD has expanded as CAZ-type activities developed on its fringes. Often, this was a case of re-colonising areas that were previously centres of industrial employment but had been in decline for decades and largely deserted by industry and commerce.  

Paddington Basin (Westminster) and the More London development (Southwark) are examples of redeveloped industrial quarters, but renewal in some locations has been stimulated by the refurbishment of redundant buildings with character. One of the first areas, from the early 1980s, to experience what might be termed ‘commercial gentrification’ was Clerkenwell (Islington). It was previously an area of publishing and printing firms, also known for the precision engineering (clocks and watches) associated with its long-established Italian community.  

Other districts adjacent to the north and east of the City and in north Southwark have also revived on the back of imaginative conversions and sensitive infill, although their very success attracts more radical (and often contested) redevelopment proposals in the neighbourhood.

Between 1996 and 2005 employment in the Fringe grew by 20 per cent, compared to 7 per cent in the CAZ and 8 per cent in London. Geographical expansion of the CAZ and intensification of activities within it are forecast to continue. (Box 3-C)
The Mayor’s draft replacement London Plan supports further intensification of land-use and employment in Central London and the CAZ.

	Box 3-C  


GLA take on the future of the Central Activities Zone

‘This concentration of economic activity and the associated high land values show that businesses are willing to pay a premium to locate near other firms. Although technological advances enable companies to do more tele-working, the benefits of agglomeration are so great they are likely to want to remain based in the centre close to their customers, service providers, employees and competitors.’ (17)
‘One factor in London’s attractiveness is London’s Central Activity Zone, identified as being vital to world-beating businesses. It has already expanded in recent years – notably to Canary Wharf to the east and More London to the south of the Thames – but it is likely to require more room to grow. The London Plan has identified long-term spatial capacity for offices in the City Fringe, the South Bank near London Bridge, Victoria and in the Isle of Dogs, which Crossrail will help unlock. Transport improvements overall should increase reliability and reduce journey times, increasing the effective area of London’s central agglomeration.’ (22)

‘Crossrail’s anticipated benefits exceed £36 billion in GDP over sixty years (at 2002 prices). It supports access from across London and beyond to high value economic activity in central London; connects very productive parts of the city (the Isle of Dogs, the City of London, the West End and Heathrow); and opens up parts of East London to regeneration, including increasing the jobs capacity of the Isle of Dogs by around 100,000. Its benefits will be felt across the whole of London’s transport network.’ (41)
Source:  Rising to the Challenge: Proposals for the Mayor’s Economic Development Strategy.  GLA, 
May 2009.



3. WORK AND COMMERCE
This section looks at the spread of activities across Central London by borough and then at the locations of clusters and their characteristics.

i) Across Central London

Over two-fifths (2.02 million) of London’s 4.80 million jobs are located in Central London. 
Figures 3.8 and 3.9 show the breakdown by number and percentage of jobs in different sectors of the services industry. They confirm the dominance of Finance, IT and other business activities in the City of London, with 250,000 jobs accounting for 81 per cent of all jobs in the Square Mile. Westminster had almost as many in this sector but they accounted for only 38 per cent of total jobs in Westminster. Finance, IT and other business activities was also the lead sector by employment in Camden (38 per cent), Islington (44 per cent) and Southwark (42 per cent). 

Kensington and Chelsea and Lambeth had the most even spread across service sectors. The sector with most jobs in Kensington and Chelsea was Distribution, hotels and restaurants. However these totalled less than 37,000, compared to almost 150,000 in Westminster. In Lambeth the dominant sector was Public administration, education and health but the number of jobs (43,000) was fewer than in Camden (59,000) and dwarfed by the Westminster total (105,000).

Figure 3.8  
Jobs in services: number by borough, 2008

[image: image4.emf]Number of jobs in services: 2008
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Source:  ONS (NOMIS Borough Profiles).
Between 2002 and 2007 the proportion of jobs across sectors remained most consistent in the City of London and Westminster. However, while the Square Mile lost 4,500 jobs (net) over the period, Westminster gained 22,000.  

Changes within other boroughs reflected geographical expansion of Central Business District functions, i.e. Finance, IT and other business activities, into the City Fringe (Islington, 22,500 jobs) and Bankside (Southwark, 21,500). Total jobs in this sector fell in Lambeth and Kensington and Chelsea. 

All areas except the City of London and Camden saw absolute growth in the number of jobs in Public administration, education and health and the proportion of jobs in this sector rose in Lambeth, Westminster and Kensington & Chelsea. The sector with the largest fall across Central London was Distribution, hotels and restaurants (8,900 net), notably within Kensington and Chelsea, despite increases in Westminster and Southwark. 

Figure 3.9  
Jobs in services: change in proportion by borough, 2008 and 2002 

compared
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i) Business clusters by sector

The rest of this section looks in more detail at the spatial distribution of business clusters within Central London, taking each of the key employment sectors in Central London in turn.

1. Financial

2. Business 

3. Media (and creative) 

4. Leisure  

5. Public (and intellectual).

1. Financial  
The co-location of activities in Central London is most synonymous with internationally oriented financial services in the City of London – the Square Mile, and more recently Canary Wharf.  

There are also significant concentrations of City-type activities in the West End, including 61 per cent of UK hedge funds mostly in Mayfair (compared to 30 per cent in the City), with some company headquarters attracted to Paddington Basin.
 (Westminster) Financial services have also spilled over from the City into Hoxton and Shoreditch (Hackney).

2. Business 
Professional business services jobs are concentrated in the City, West End (including Soho) and around Holborn (Westminster, Camden), and have spread south of the river to riverside parts of Southwark (More London) and Lambeth.

· Accountancy firms are generally clustered in the West End, close to corporate and high-value private clients but within easy reach of financial institutions in the City of London.

· Legal firms are clustered between the City of London and West End close to the Royal Courts of Justice in Holborn, with smaller concentrations within the Square Mile where international law firms are focused on supplying services to financial institutions.

· Management consultancy firms are located predominantly in the West End and the City Fringe, but some are to be found within the Square Mile and Canary Wharf. 

· Real estate and property services are centred on Mayfair and Marylebone.

Among sub-clusters within the City of London are the halls of City Livery Companies, which could claim to be the first networking organsations in the capital.

3. Media (and creative)
Creative and cultural activities have long been concentrated in central London, especially in Soho and the West End. 
Advertising, publishing, and other media outlets make up a large proportion of office activities around West End locations such as Mayfair and Soho (Westminster), attracted by the architecture, flexible spaces, and sometimes lower rents of vacated industrial buildings. 

In recent years, other parts of the central area with lower property costs have experienced growth, notably Clerkenwell (Islington) and Shoreditch/Hoxton (Hackney) to the north of the City of London and, south of the river, Bankside (Southwark) and a small enclave on Bermondsey Street.
 
In 2005, more than 40 per cent of London’s creative industries were located in four boroughs adjoining the City: Westminster (17.3 per cent), Camden (10.2 per cent), Islington (6.3 per cent) and Tower Hamlets (5.1 per cent). The proportion in the City of London was 2.1 per cent. 
The University of the Arts London helps produce the entrepreneurs of the future. It incorporates six colleges, five of which are located in Central London.
 In architecture, London is associated with colleges such as the Architecture Association but also with both the work and head offices of firms with a high international standing. These include Norman Foster, Richard Rogers and Terry Farrell. Debate on the look and development of London is orchestrated from Store Street by New London Architecture.

There is a long-established cluster of private art galleries on and around Cork Street (Westminster). Since the eighties, and especially from the mid-nineties, satellites have appeared throughout Central London from Portobello (Kensington and Chelsea) to Hoxton (Hackney) to Bankside (Southwark) complementing Central London’s public collections and auction rooms. Upon its opening in 2000, Tate Modern (Southwark) became the cathedral of modern art in London, with the Tate prize synonymous with contemporary developments.

London also has 26 design schools, 19,000 design students and there is an annual London Design Week. Design studios, showrooms and retail is concentrated in Central London and its eastern fringes. (Figure 3.10)
Figure 3.10  
‘The best places in London for great design’
	Area
	Borough

	Covent Garden
	Camden, Westminster 

	Hoxton, Shoreditch  
	Hackney, Tower Hamlets

	Clerkenwell, Finsbury
	Islington

	Notting Hill, Holland Park; Chelsea, Brompton,

Knightsbridge 
	Kensington and Chelsea, 
Westminster

	Bankside, Bermondsey
	Southwark

	Brick Lane
	Tower Hamlets

	Marylebone, Fitzrovia, Bloomsbury; Mayfair, Soho
	Westminster


Source:  London Design Guide, 2009 (adapted).
The BBC has consolidated its presence in Portland Place (Westminster) after the refurbishment of Broadcasting House and a significant expansion. Just outside the sub-region to the west, White City is home to BBC Television, and a cluster of creative activities has developed to the south, around Hammersmith Broadway and Shepherd’s Bush (Hammersmith and Fulham). 

4. Leisure
Leisure jobs are concentrated in the West End, around Covent Garden and the Strand (Camden, Westminster), and in Knightsbridge (Westminster, Kensington and Chelsea)
Tourism
Westminster is the principal recipient of tourism visits and spending in Central London. Borough-level estimates show that Westminster benefits from around £5 billion in tourism spending, with over half of this total coming from overseas visitors.
  

Tourism supports over 50,000 jobs in Westminster alone (around 7 per cent of total employment in the borough), and a further 12,000 jobs in the City of London, where business visitors are a key market. 
Within the CAZ there are long-established cultural destinations, including  St Paul’s (City of London), the Houses of Parliament (Westminster) and shopping and theatre in the West End (Westminster, Camden). But world-class galleries, museums and concert halls scatter the sub-region, from South Kensington museums (Kensington and Chelsea) in the west to the Barbican (City of London) in the east; and from the British Library at St Pancras (Camden) in the north to the Festival Hall and National Theatre at Waterloo (Lambeth) in the south. (Figure 3.11)
Figure 3.11
Visitor attractions: retail and cultural areas

	Visitor attractions
	Local authority area

	
	Cam
	CofL
	CofW
	Isl
	K&C
	Lam
	Sou

	International retail 
	
	
	
	
	
	
	

	- West End
	++
	
	++
	
	
	
	

	- Knightsbridge
	
	
	++
	
	++
	
	

	Cultural areas
	
	
	
	
	
	
	

	- Barbican
	
	++
	
	
	
	
	

	- Soho, West End, Covent Garden
	++
	
	++
	
	
	
	

	- South Bank
	
	
	
	
	
	++
	++

	- South Kensington
	
	
	
	
	++
	
	


Source:  London Plan. GLA, 2008.
While the CAZ remains the focus of visitor attention (and spend), the ‘central tourist area’ has always been more extensive than the CAZ, including traditional destinations such as Portobello Road and Camden Town (street markets), and Greenwich (museums). 

In the last economic cycle new destinations beyond the CAZ emerged and areas of interest to tourists have grown in number. To the east, they include Spitalfields/Brick Lane (market, restaurants); to the north, Kings Cross/St Pancras (concert hall, Wellcome gallery) and Hoxton/Shoreditch (galleries, night life); to the south, Bankside/Bermondsey (river and galleries); and Brixton/Clapham (clubs); and, to the west, Shepherd’s Bush (shopping).

The last fifteen years have seen notable additions to the iconography of London including the Millennium Bridge, London Eye, Gherkin, Globe Theatre, Tate Modern and the O2 Arena.  All of these, the Gherkin excepted, are on the river. For much of the twentieth century, London was accused of turning its back on the Thames but no longer. The opening up to the public over the last three decades of the river frontages of Bankside, Shad Thames and Surrey Docks (Southwark), and of the City and Docklands (Tower Hamlets, Newham, Greenwich), has radically changed how people experience and remember London. 

Retail
The West End, including Covent Garden (Westminster, Camden) is the largest retail centre in the UK. In recent years, Canary Wharf has become a major shopping centre for East London while the City of London is expanding its retail offer, with ambitions to become a seven-days-a-week shopping destination.
   

Challenges to the sector in Central London include high rents, alternatives to in-store shopping (especially internet shopping), visitor anxiety about possible terrorist attacks and increasing competition from other centres. 
The Westfield shopping centres at Shepherds Bush (Hammersmith and Fulham, opened 2008) and Stratford (Newham, to open late 2011) are expected to rank among the top ten retail sites in London by turnover. An expansion and refurbishment is planned at Brent Cross in North London.
The availability of cheap flights means that Central London now has to offer more in terms of an all-round, quality experience than continental cities. 
A decade ago Marylebone High Street (Westminster) was transformed by the Howard de Walden Estate into ‘the best street in Britain’,
 while a programme of substantial investment by Crown Estates in Regent Street is attracting new international brands to locate in London. Both these streets and other retail areas such as Carnaby Street have benefited from a dominant landlord leading its regeneration with a coherent strategy, unlike east Oxford Street with its fragmented ownership. (See also paper 5 Places.)
In October 2006, a research project undertaken by GLA Economics concluded that, despite these developments, the West End would remain London’s premier shopping destination. Since 2007, the New West End Company and Crown Estate, along with the City of Westminster and GLA, have started to address the environmental and other issues necessary for Oxford, Regent and Bond street to attract discriminating shoppers and remain internationally competitive.

The prospects of Central London’s ‘town centres’ outside the West End are more variable. Some will diminish, threatened by competition from new and existing developments; others are well placed to adapt.
 The makeover of Kensington High Street shows how a local authority can promote an environment more attractive to shoppers through a coherent design strategy and by reducing street clutter to a minimum.

Markets
In the twentieth century Central London lost most of its wholesale markets, including Billingsgate (fish) to Docklands and Covent Garden (fruit and vegetables) to Wandsworth (Nine Elms). Only Smithfield (meat) survives, in the City of London, its redundant cold stores now converted into night clubs. 

Street markets have been in long term decline, with the exception of the up-market transformation of Borough Market (Southwark). Without protection and continuing support, their future remains under threat, as do traditional clusters of high-end retail such as Savile Row tailoring (Westminster) and Hatton Gardens jewellery (Camden) and Portobello antiques (Kensington and Chelsea). (See paper 5, Place.)
Performing arts / sport

Half of London’s 100 or so theatres are in ‘Theatreland’, focused on the West End (Westminster, Camden), but the performing arts also have a strong presence elsewhere, from pub venues to purpose-built complexes in the  Barbican Centre (City of London) and on the South Bank (Lambeth). 

For many Londoners and visitors alike, ‘sporting London’ has its own geography. Venues are mostly outside the CAZ, including the array of new facilities under construction for the 2012 Games around Stratford, but many spectators from outside the capital gravitate to Central London for dining and entertainment.

Night clubs, once largely the preserve of Soho and the West End, have erupted throughout Inner London, including Brixton/Clapham (Lambeth) and Hoxton/Shoreditch (Hackney). In spring 2010, London’s most popular clubs included Fabric in Smithfield (Islington) and Ministry of Sound near Elephant and Castle (Southwark).

5. Public (and intellectual)
Government
Employment related to national government is located around Whitehall (ministries) and the Houses of Parliament (Westminster), while a London government cluster has emerged around City Hall (Southwark), along with head offices of national membership bodies, and lobbying organizations.

The city/town halls and offices of local government are dispersed across the sub-region.

Higher education and research 

Twenty-five per cent of all UK researchers are employed in London and Central London has five of the UK’s top ten research universities (Imperial, UCL, London School of Economics, King's College and St George's Hospital Medical School).
 

Many of the capital’s leading higher educational institutions are based in the Central Activities Zone, mostly in Camden around Bloomsbury and Holborn. They include the London School of Economics, University College London, Birkbeck College, Kings College London and the School of Oriental and African Studies (SOAS), all of which are affiliated to the University of London. Imperial College London is based on the edge of the CAZ (Kensington and Chelsea). 
Together, these higher educational establishments cater for more than 150,000 full and part-time students – 43 per cent of the London total, and employ around 11,500 full-time academic staff.
 

London is also a magnet for business education, with the London Business School, on Regents Park (Westminster), rated as the top business school in Europe by Business Week. 

Some reports suggest that key competitors to London include Oxford and Cambridge.
 An alternative perspective is to see the relationship between Oxbridge and London as symbiotic and mutually advantageous – a ‘virtual cluster’ in the Greater South East.
 
Health science

In 2007 Lord Dezai carried out a review of healthcare in London. He concluded that a new form of university/hospital partnership was needed to maintain the UK’s academic institutions at the forefront of the global marketplace where they compete for grants, recognition and staff. As a result, three academic health science centres were designated in London in March 2009, bringing together world-leading research, teaching and patient care.

· Imperial College consists of a partnership between Imperial College Healthcare NHS Trust and Imperial College London. 

· King's Health Partners consists of a partnership between South London and Maudsley NHS Foundation Trust, Guy's and St Thomas' NHS Foundation Trust, King’s College Hospital NHS Foundation Trust and King’s College London. 

· UCL Partners consists of a partnership between University College London Hospitals NHS Foundation Trust, Moorfields Eye Hospital NHS Foundation Trust, Great Ormond Street Hospital for Children NHS Trust, Royal Free Hampstead NHS Trust and University College London.

A potential fourth (as yet unnamed) centre would include a partnership between Barts and the London NHS Trust and Queen Mary, University of London.
The Government approved in December 2007 the redevelopment of a derelict 3.5 acre site in Camden between the British Library and St Pancras Eurostar to house a world-class medical research centre. The £600 million Centre for Medical Research and Innovation will employ 1,500 scientists and support staff on the site, working on a range of bioscience projects, but with a focus on the treatment of cancer. The project is a partnership between the state-funded Medical Research Council, University College London and two of Britain’s largest medical charities, Cancer Research UK and the Wellcome Trust. 

High-end health tourism is also significant in Central London and expected to grow. For more than 150 years Harley Street has been a hub for doctors and medical practitioners. In the last 25 years a new concentration of private medical services has developed off the Edgware Road A £22 million project, the Platinum Medical Centre, is underway which will increase the size of the Wellington Hospital in St John’s Wood by one third (Westminster).
4.  HOME AND NEIGHBOURHOOD
Many of Central London’s neighbourhoods reflect the history and patterns of settlement of different nationalities, both within the UK and Ireland and from further afield. Settlement clusters may wax or wane, consolidate or disperse, over time. In the past the location of a church, nowadays more likely a school or college, may influence where migrants choose to settle. So it is that Americans (Regents Park, Notting Hill) and French (South Kensington) have a large presence in Central London, while Germans and Japanese, with schools in Richmond and Finchley respectively, less so.
 However, the major and often prohibitive constraint for most would-be residents of Central London is the cost of housing. 

The day-to-day experience of those who are resident in Central London will vary hugely, according to location (accessibility), type of housing (suitability) and character of neighbourhood (desirability). Satisfaction often depends where, on the sliding scale of ability to exercise choice, the household is placed. For most, choice comes down to ability to pay. 

Over the last fifty years, and particularly since the mid 1980s, the economic geography of housing in Central London has been transformed.  
As London has consolidated its global city status, requiring and attracting large numbers of well-rewarded professional workers to maintain its competiveness, a separate housing market has developed in the most desirable parts of the capital and the Greater South East, distorting what might be termed the ‘local market’ within which those on lower or middling incomes must operate.

A second effect has been a reversal in the orthodoxy that where housing and commercial uses compete for land, productive employment tends to crowd out residential development. 

The result has been an acceleration of the squeezing out from the more attractive and accessible areas of Central London of households, families especially, who would like to live in private housing, whether mortgaged or rented. 
i) Private sector housing

Since the 1990s the rush to owner-occupation in Inner London has accelerated, and taken a number of different forms, with:

· Large, sub-divided houses in fashionable areas reverting to occupation by a single family, sometimes with live-in staff, as intended by their nineteenth century builders 

· Purpose-built blocks of privately rented flats sold for owner-occupation

· Industrial, commercial and public buildings converted into owner-occupied flats

· Local authority dwellings sold, under right to buy and other legislation

· New building for owner-occupation. 

The initial stimulus to home ownership was property conversions and council sales. More recently new building has led the way. In Central London the supply of new homes is increasingly for higher-income groups on prime sites, including the banks of the Thames. Often, purchasers are from abroad and many flats are occupied infrequently.
The surprise of the last fifteen years has been the revival of private renting, as a result of government legislation, including right-to-buy and buy-to-let initiatives. (Figure 3.12)  The difference from fifty years ago is that single occupancy, private renting is now supported largely by ‘benefits’, supplied to high-income employees by their companies and to low-income, economically inactive households by the state. Many a council-built house, flat or maisonette now has a tenant in the private sector.

Figure 3.12  
Household tenure: Inner and Outer London, proportional changes

1961 to 2001
	
	1961

Census
	1971

Census
	1981

Census
	1991

Census
	2001

Census

	Inner London
	
	
	
	
	

	Owner-occupied
	16.6
	19.4
	27.4
	38.6
	39.7

	Local authority
	19.5
	30.3
	42.9
	33.8
	25.3

	Private rented
	63.9
	50.3
	23.0
	18.3
	22.3

	Housing association / social landlord
	-
	-
	6.7
	9.3
	12.7

	Total
	100.0
	100.0
	100.0
	100.0
	100.0

	Outer London
	
	
	
	
	

	Owner-occupied
	52.6
	55.7
	61.9
	69.4
	68.0

	Local authority
	17.2
	20.9
	23.2
	16.5
	11.6

	Private rented
	30.2
	23.4
	14.9
	10.9
	13.9

	Housing association / social landlord
	-
	-
	-
	3.2
	6.6

	Total
	100.0
	100.0
	100.0
	100.0
	100.0


Source:  Census of population / Neighbourhood statistics. ONS.
ii) Social rented housing

Since the early 1980s registered social landlords rather than local authorities have provided social housing for rent and shared ownership, but with increasing difficulty in central areas.

In the space of fifty years Inner London has been through a series of transformations. An area dominated by private renting (64 per cent in 1961) was replaced in the 1970s by one in which renting from the local authority became the largest single tenure (43 per cent in 1981). This trend was overtaken in the late 1980s by the advance of home ownership. (Figure 3.12)
In Central London in 2008 local authority housing accounted for 22 per cent of the stock, ranging from 7 per cent in the City of London (430 dwellings) and 8 per cent in Kensington and Chelsea (7,000 dwellings) to 28 per cent in Islington (26,000 dwellings) and 35 per cent in Southwark (41,000 dwellings).

At the same time as the stock was reducing, two other trends were apparent. 
First, council housing in Inner London became the home increasingly of workless households. Census returns show that, over the thirty years from 1971 to 2001 in the council sector the economically active fell dramatically from 73 per cent to 32 per cent, while the proportion of the economically inactive rose from 27 per cent to 62 per cent.

Second, the continuing reduction in the number of council homes was accompanied in the 1990s by a sharp decline in the number of White households in council housing. (Figure 3.13)
Figure 3.13
Households in owner-occupied and local authority homes: absolute changes 1991 to 2001 
	Ethnicity
	Owner-occupied households
	Local authority households

	
	Inner London
	Outer London
	Inner London
	Outer London

	White
	37,739
	-14,226
	-89,877
	-78,431

	Black Caribbean
	5,581
	16,400
	2,143
	1,126

	Black African
	8,476
	12,458
	19,865
	7,423

	Indian
	2,705
	22,225
	-264
	134

	Pakistani
	1,610
	6,212
	302
	990

	Bangladeshi
	2,894
	1,517
	5,576
	452

	Chinese
	2,846
	4,657
	14
	41

	Asian
	2,448
	12,349
	-250
	1,416

	Other
	2,360
	1,488
	1,298
	1,727

	Total
	61,247
	63,003
	-62,108
	-66,622


Source:  Census of population. ONS.
As new private housing in much of Central London has become the preserve of the very rich, so renting from the council on system-built estates has become the resort of the poorest. Most of those who are now renting the less desirable housing in the council sector in much of Inner London will be economically inactive. They will also be from particular minority ethnic groups, and predominantly Black African if trends of the 1990s have continued.
iii) Area programmes
A concentration of the disadvantaged in poor council housing may generate an ‘area effect’ whereby the cumulative effects of concentration produce additional problems and disadvantages. (Figure 3.14) 

Figure 3.14
Map showing areas of multiple deprivation in Central London, 2007
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Over the last decade, some boroughs have made efforts to banish or at least modify the concept of ‘the estate’ by refurbishment through the Decent Homes initiative, by selective demolition and new building, and by the introduction of greater variety of tenures. (For details, see paper 7, Development, Figure 7.9.)
By the start of its third term of government (2004), the Labour government had moved away from funding area-based regeneration programmes. 
In 2005 Central London had 13 programmes supported by the Single Regeneration Budget (SRB), with total annual funding of £25 million and at last one programme operating in each local authority area. The last SRB programmes finished in March 2006.
In addition, all Central London authorities, except the City Corporation, received funding from the Neighbourhood Renewal Fund (NRF), totalling £39 million in 2005/06. NRF was available from 2001 to 2008 when it was replaced by the Working Neighbourhoods Fund (WNF). (Figure 3.15) More focused than its predecessor, the WNF supports activities designed to boost employment and enterprise in disadvantaged areas. 

Figure 3.15
Working Neighborhoods Fund: allocations to Central London local authorities

	Local Authority
	2008/09
	2009/10
	2010/11
	Total

	Camden
	£4,460,241
	£4,925,113
	£5,036,946
	£14,422,300

	Islington
	£6,608,388
	£7,289,659
	£7,453,551
	£21,351,598

	Ken & Chelsea
	£0
	£0
	£0
	£0

	Lambeth
	£3,351,144
	£3,755,055
	£3,852,223
	£10,958,422

	Southwark
	£7,086,778
	£7,361,823
	£7,427,990
	£21,876,591

	Westminster
	£3,010,277
	£3,417,611
	£3,515,602
	£9,943,490

	Total
	£24,516,828
	£26,749,261
	£27,286,312
	£78,552,401


Source:  The Working Neighbourhoods Fund allocations. CLG / DWP, December 2007.
New Deal for Communities

The last continuing area-based programme is New Deal for Communities (NDC), providing investment of a total of £525,115 million across ten, decade-long projects in London. Three of these are located in Central London. (Figure 3.16) NDC funding for the Aylesbury estate, Southwark, ended in March 2010. The remaining two NDCs will complete in March 2011.
Figure 3.16
New Deal for Communities: area programmes in Central London: 
tenure profile of households, 2001

	NDC
	Location
	Duration
	£m
	Local Authority rented %
	Social landlord rented %
	Private rented 

%
	Owner Occupied %

	Aylesbury Estate
	Southwark 
	1999-2010
	£56.2
	84.0
	3.6
	5.2
	7.2

	Clapham Park
	Lambeth
	2001-2011
	£56.0
	44.8
	5.1
	17.8
	32.3

	Finsbury EC1
	Islington
	2001-2011
	£52.9
	54.9
	14.4
	12.7
	18.0


Source:
Neighbourhood Statistics website, 2001 Census.
Note:
Social landlord includes shared ownership.
Although housing is only one of five ‘themes’ to be addressed by an NDC it has played a central role in all ten London NDCs.

Hours after winning the 1997 election Tony Blair visited the Aylesbury estate to promise its 7,500 ‘forgotten people’ that they would be among those whom New Labour would remember as it tackled social exclusion. Fourteen years later, with Labour coming to the end of its third term in government and the NDC programme run its course, major building work on the estate had still to get underway.

The costs required for major housing redevelopment are such that national and local politicians, project workers and residents alike have had to come to terms with the prospect of stock transfer, higher densities and gentrification, irrespective of whether or not they wanted these things to occur.

KEY CHALLENGES 
	3
	Geographies – Challenges for Central London 

	3.1
	Supporting business clusters of national and international importance, including financial and business services, creative and cultural industries, and health science  

	3.2
	Maintaining investment in business-efficient infrastructure, including transport capacity and communications, necessary to sustain London’s appeal for footloose companies 

	3.3
	Spreading the prosperity of the CAZ and wealthier neighbourhoods to parts of Inner London that remain blighted and to residents deprived of opportunities


Appendix:  Sources

References in the footnotes refer to publications, as follows:
	Reference


	Details of publication
	Date of publication

	CLP 2008 
	A World Class Economy: Sustaining and Sharing Success.
Central London Partnership
	March 2008

	GLA 2008
	London’s Central Business District. Its global importance. 

GLA Economics
	January 2008

	GLA 2009(1)
	Rising to the Challenge: The Mayor’s Economic Development Strategy for Greater London (Public Consultation Draft). 
Greater London Authority 
	October 2009  
[Final version May 2010]

	GLA 2009(2)
	Economic Evidence Base. 
Greater London Authority 
	October 2009

[Updated June 2010]

	GLA 2009(3)
	Third Economic Recovery Action Plan Update. Greater London Authority  
	November 2009  

	GLA 2009(4)
	Investing For Recovery – A New Deal For London. Greater London Authority / London Councils 
	December 2009  

	GLA 2009(5)
	London’s Economic Outlook: Autumn 2009 (GLA’s medium-term planning projections). 
Greater London Authority  
	October 2009

	GLA 2009(6)
	The London Plan: Spatial Development Strategy for Greater London (Consultation draft replacement plan). 
Greater London Authority 
	October 2009

	GLA 2009(7)
	Mayor’s Transport Strategy (Public Draft). 
Greater London Authority 
	October 2009
[Final version May 2010]

	LSE 2009
	London’s Place in the UK Economy, 2009-10. 
LSE for City of London Corporation
	October 2009 

	LSEB 2009(1)
	London Story (2009 update).
London Skills and Employment Board 
	December 2009 

	LSEB 2009(2)
	Strategy to 2014. 
London Skills and Employment Board 
	December 2009


All other publications are referenced in full in footnotes. 
A schedule of frequently-used publications in the preparation of the Central London Economic Assessment is included in the Central London Prospectus, p.26.
� In this report, unless stated otherwise, ‘Inner London’ is the area defined by the GLA in the draft replacement London Plan. (Figure 3.3)


� GLA 2009(6).


� LABS 2007, in LSE 2009, p.80.


� Labour Force Survey, 2009, in LSE 2009, p.80.


� Interim Report. Outer London Commission, 2009.


� LSE 2009, p.10.


� London’s Creative Sector. 2005 Update. Greater London Authority, 2005.


� The Hedge Fund Industry and the City. Radley and Associates, June 2005. Research commissioned by the Corporation of London. 


� GLA 2008, p.14.


� Punter, in Roberts and Lloyd-Jones (ed) Urban Design and the British Urban Renaissance. Routledge, 2010, p.170.


� Central St Martins College of Art and Design, London College of Communication, London College of Fashion, Camberwell College of Arts, Chelsea College of Art and Design. The sixth college is Wimbledon College of Art.


�Local Area Tourism Impact.  LDA, 2009. Based on disaggregated official tourism data available for the London region.


� By 2012 the retail space on and around Cheapside will increase by 1.5 million sq ft, four per cent of which will be entirely new, an increase equivalent to the new Westfield centre at Shepherds Bush. It is expected there will be 167 new retail units.


� Academy of Urbanism, November 2006.


� Retail in London. GLA Economics, October 2006.


� The grounds of London’s premier football clubs encircle Central London, from Tottenham in the north, clockwise via Arsenal, Charlton, Millwall and Crystal Palace, to Chelsea and Fulham in the west, plus the national stadium at Wembley. By contrast, London’s two international cricket grounds, Lords and the Oval, are both in Central London.


� GLA 2009(2), p.56.


� GLA 2008, p.56.


� For example, London: World Capital of Business. Booz & Co, for Mayor of London, 2009, p.32.


� In the same way, London and New York – and, to a lesser extent, Hong Kong – complement as much as compete with each other as ‘world cities’. 





� The lycee in South Kensington has 3,000 students.


� Neighbourhood Statistics website, 2001 Census. ONS.


� Unequal City; London in the Global Arena. Chris Hamnett, Routledge 2003, p.148. See also data in Figure 3.13.


� The five policy areas targeted by New Deal for Communities are: housing and the physical environment, health, education, crime and worklessness.


� Regenerating London. Edited by Rob Imrie, Loretta Lees and Mike Raco. Routledge. 2009, p.228.
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