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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 May 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 May 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.

	5
	PLACE – Central London’s Environment, May 2010      

	Cityscape  The long boom from 1995 to 2007 has produced a Central London which is more international (its workforce and architecture), cleaner (less litter and pollution), safer (fewer crimes and accidents) and more outgoing (new attractions and public events). The price of success – more people, jobs and investment – is congestion and construction, causing disruption and delays. The bulk of some ‘groundscrapers’ has attracted criticism but proposals for very tall buildings remain most controversial, especially outside existing clusters. Up to 14 new towers could be completed in the next five years, with the 1,000-ft Shard (2012) at London Bridge station destined for a while to be the highest building in Europe. Central London remains potentially a prime target for terrorist attack and sabotage. Much of the central area is now under surveillance, public or private, and whole districts have been privatised: for offices (e.g. More London), retail (Westfield) or luxury homes (Chelsea Harbour). 
Environment  In the ten years to 2008 sulphur dioxide emissions in London fell by 75% and carbon monoxide by around 60%. However, pollution is still a concern in parts of Central London, affecting health and quality of life, and contributing to climate change. With scientists projecting warmer, wetter winters and hotter, drier summers in south-east England, climate adaptation – as well as mitigation – is a major challenge for Central London. During prolonged periods of hot, dry weather, the intensity of heat can build up night after night, creating an ‘urban heat island’. During the heatwave of 2003, the temperature in the centre of London between 2 am and 4 am was up to 10°C warmer than in the surrounding greenbelt. 

Central Activities Zone  The CAZ has expanded north of the City and south of the Thames and business centres are emerging at Paddington Basin, King’s Cross and Bankside. Central London has 11 Business Improvement Districts (BIDs) in five boroughs, with local businesses contributing funds to provide extra cleaning, security and surveillance. Intensification of development is set to continue. Westminster and Camden have encouraged infill and (often ingenious) backland development, while the City Corporation and Southwark welcome rebuilding outside conservation areas and high-rise offices in designated locations. Kensington and Chelsea have pioneered new design approaches to major thoroughfares, in Kensington High Street and Exhibition Road. Developers are investing £1.2bn in the West End, and the City hopes to be a weekend shopping destination after One New Change opens in autumn 2010. InHolborn BID promotes the property agents’ concept of Midtown, including Bloomsbury and St Giles. New signage encourages explorations of the CAZ on foot. The private sector, the City and others have created many small public spaces but Trafalgar Square is a lonely product of grander ambitions. With its promenades and footbridges the river has become a blue park, drawing north and south banks together.

Inner London  Some shopping parades prosper but many are in decline, unable to compete with the environments of the CAZ and malls. Few boroughs see BIDs as the solution to struggling retail areas and several have appointed town centre managers instead. Issues include reducing voids, managing the night-time economy and closing loopholes in the 2005 Gambling Act which has allowed betting shops to proliferate. Several boroughs, including Camden, Islington and Southwark, have identified housing as a priority. Central London is receiving a total of £128m to meet the government’s Decent Homes standard over three years to autumn 2011, mostly for Southwark and Camden (over £30m each). Over the medium term, reduced budgets for investment in, and maintenance of, schools, hospitals and social housing could increase the disparities between environments within the CAZ and beyond which are less likely to benefit from agreements with developers. 



	5
	Place – Challenges for Central London 

	5.1
	Reconciling policies that together will support the multiple roles of Central London – as capital city, global business centre, visitor destination and residential area  

	5.2
	Maintaining momentum in development of public spaces, walking/cycling routes and street improvements ahead of 2012 Olympic Games

	5.3
	Targeting investment in neighbourhoods and town centres that suffer from poor design, graffiti and litter, air and noise pollution, and an overall sense of neglect


1. CITYSCAPE 

i) Pressures
The long boom from 1995 to 2007 has produced a Central London which is 

· more international (its workforce and architecture) 

· cleaner (less litter and pollution) 

· safer (fewer crimes and accidents) 

· more outgoing (new attractions and public events). 

Local authorities are inevitably dominated by the concerns and priorities of their electorate – the residents of their area (except for the City). Once seen as inward-looking and reluctant to take on London perspectives, Central London’s local authorities retain a local focus but are no longer parochial, working in partnership through London Councils and Central London Forward, and with the Mayor, on common concerns. 
Policy initiatives (from community policing to ‘de-cluttering’ of streets) are tried locally and, if successful, are likely to be adopted by other boroughs and championed by government. Central London is no longer derided for its filthy streets, thanks largely to waste collection and street-cleaning strategies, including removal of chewing gum and graffiti.
 The last decade has seen a levelling up of performance in service delivery, as all authorities have aspired to meet the standards of the best across a wide range of services. In short, Central London has become both more innovative and more efficient.

The Lyons report recommended a place-shaping role for councils.
 In London, this role has been boosted by the creation of the post of Mayor of London and GLA and their responsibilities.
Successive versions of the London Plan, the Mayor’s spatial strategy for London, have balanced the policy for growth in the central area, and intensification of development, with a commitment to improving the quality of life for residents, workers and visitors to the capital. 
The price of Central London’s success – more people, jobs and investment – has been the scale and intensity of its redevelopment
 and increased congestion of transport and pedestrians.  Aggravating these pressures is the process of renewal, whereby construction works cause daily disruption and delays, including from necessary but seemingly endless programmes to refurbish the Underground and to replace, under roads, the capital’s gas, electricity and water systems.

By 2008 two challenges had come to dominate the environmental agenda in Central London: accommodating growth and responding to climate change. Recessionary times have added a third: sustaining necessary investment. (See paper 7, Development.)

Accommodating growth

Economic success has brought improvements to the built environment of Central London. With new confidence London embraced grand projects, stimulated by lottery funding made available in the lead-up to the Millennium. Over the last decade, developments initiated by the private sector have been the more obvious. 
High land prices and a booming property market have resulted in overdevelopment (dehumanising buildings, incompatible uses) and congestion (especially at transport interchanges). The incidence and causes of congestion are described in paper 6, Movement. 

The pressures on space have exaggerated familiar tensions, particularly within the Central Activities Zone (CAZ), between commerce and residents, movement and repose, redevelopment and conservation, security and access.  

There are particular tensions within Central London surrounding development and design: 

· encouraging the concept of ‘world class architecture’ and innovative design, alongside the objective of being sensitive to context 

· raising densities and maximising potential of sites while meeting need for more public space

· reducing the risk of terrorist attack without detriment to the immediate environment of famous buildings which are also possible targets.
Adapting to climate change

Some climate change could be beneficial to London. For instance, whilst London’s summers are forecast to become increasingly hot, they may still seem pleasant when compared to the extreme heat of the Mediterranean, possibly increasing tourism to London. Increasing temperatures may on balance be beneficial to Londoners’ health. Warmer winters should reduce the number of people dying of winter-related illnesses.
Nevertheless, London does face threats from the local effects of global climate change and from overheating, drought and flooding. Since the end of the 1980s London has experienced periods of overheating and drought (although not in recent years), and episodes of localised flooding. The vulnerability of the capital to the extremes of weather, brought on by climate change, and their consequences, is a fading memory. Their recurrence, which is inevitable with global warming, will come as a shock and be distressful to many.  
Figure 5.1
Mayor’s assessment of the threats posed by climate change 
(February 2010)

	Threat
	Risk
	Details

	Overheating


	The Mayor believes that overheating is a HIGH risk to London.


	London is already vulnerable to high temperatures and the urban heat island effect amplifies this in hot weather. Identifying and assisting vulnerable people is difficult to do and some of the responses to high temperatures (such as air-conditioning) will raise external temperatures in London.



	Drought


	The Mayor assesses that the risk of prolonged and damaging drought is MEDIUM but INCREASING.


	London is already vulnerable to drought and climate change and the increasing population will combine to magnify this risk.

	Flooding
	The Mayor assesses that flood risk should be considered a HIGH risk to London


	Despite the very low probability of a catastrophic tidal flood in London, the impact of a tidal flood would be significant. River and/or surface water flooding are much more likely and are difficult to predict and manage.




Source:
The draft climate change adaptation strategy for London. Public Consultation Draft. GLA, 
February 2010.
The implications of these threats for Central London are discussed in section 2 of this paper.
ii) Design issues 

Place-shaping

Large development projects take time to appear and much of the unprecedented investment by both private and public sectors committed during the long boom from 1995 to 2007 (especially after 2001) have yet to become visible and functional.

Already, the appearance, feel and experience of Central London in spring 2010 is very different from the London which was emerging from recession in the early 1990s, when Frankfurt and possibly Paris, were seen as threats to London’s hegemony in Europe. Place-shaping is as much about people as geography. With economic recovery, anxiety was replaced by a growing confidence and a new energy that survived the bursting of the dot.com bubble in 2001 to reach a level not seen for a hundred years. So far, this confidence has survived the recession.
Construction
The last of the major developments started in the boom will be completed over the next year or so: in the City of London, Heron Tower, One New Change, Cannon Place, New Court and The Walbrook; in Westminster, One Hyde Park
 and the final phases of the redevelopment of Regent Street; and in Southwark, the Shard. 
Currently, large sites awaiting developer decisions are scattered across London, including within the CAZ blocks cleared in the City (several for tall buildings), south of Oxford Street (Park House) and in Fitzrovia (NoHo square). Not until the buildings on theses sites are occupied, and Crossrail running, that is, in 2018 at the earliest, will an assessment be possible of the place-changing projects initiated during the Millennium boom.
In one assessment of the building legacy in London of the post-Millennium decade, top projects and buildings were identified as follows: 

Figure 5.2  
Significant projects and buildings, 2000 to 2009

	Top projects
	Top buildings

	Gherkin
	Millennium Dome

	Channel Tunnel Rail Link / St Pancras International
	Westminster Tube station

	Heathrow Terminal 5
	British Library

	Arsenal Stadium
	Bishops Square flats, Spitalfields

	BedZed zero carbon housing (Sutton)
	City Hall

	
	Millennium Bridge


Source:
Review of the Decade. Building, 18.12.09.
Among other urban structures of the Millennium boom with continuing significance, are the riverside attractions of the London Eye and Tate Modern, and the refurbishment of the South Bank Centre, including the Festival Hall. 
Yet more significant for most Londoners may be the legacy of substantial investment across Central London in community buildings: housing and hospitals, schools and colleges, museums and venues. 

Throughout the decade, annual public spending on construction nationally never fell below £32 billion and peaked in 2004 at £38.5 billion. The most important category was education, above all the £45 billion Building Schools programme announced in 2004 (later to become £55 billion as academies, other schools funding and cost overruns were added). 
Healthcare was the winner in the early part of the decade, with billions pledged for PFI hospitals, local hospitals and community care health centres.

A government pledge to build 70,000 affordable homes a year by 2010/11 proved overambitious but £21 billion was committed to upgrade social housing to the Decent Homes standard by 2010.

	Box 5-A  


2010 Building awards: shortlisted projects (March 2010)

Of 24 projects shortlisted, 7 are in Central London. 

Project of the Year

· City. Ropemaker Place. British Land, Arup Associates, Mace. 56,000 sq m. 
20 storeys. 
· City. Watermark Place. Oxford Properties and UBS Global Asset Management. Fletcher Priest Architects. Sir Robert McAlpine. 50,000sq m. 12 storeys. 
Housing Project of the Year

· Islington. Angel Waterside. Pollard Thomas Edwards.
· Westminster. Grosvenor Waterside. St James Urban Living.
Public Building of the Year 

· Islington. St Mary Magdalene Academy. London Diocesan Board for Schools and DCSF. Feilden Clegg Bradley

· Lambeth. Dunraven Sports Hall. Lambeth Council. Scabal architects. 
· Camden. Kentish Town Health Centre. Camden Islington Community Solutions. Alford Hall Monaghan Morris. 

Source:  Building, 26.03.10.



Townscape
Trends of the boom years included:

· Expansion of the Central Activities Zone into adjacent areas, including Paddington (Westminster) and King’s Cross (Camden, Islington); and, south of the Thames, Bankside and Elephant & Castle (Southwark).
· Diminishing variety of land and property uses, as the high values generated by returns on residential and commerce squeezed out ‘economically inefficient’ uses, such as religious and social venues; schools and hospitals, barracks and exhibition halls; public halls, venues, and pubs 

· Growing contrast between corporate environments (both office and retail) and those of small business (older business centres and many high streets outside the CAZ).
The greatest impact on the streetscape of Central London in the last decade has been the insertion of new mid-height buildings of variable quality,
 while throughout historic central London but particularly in Westminster there are many examples of often ingenious backland development.

Within or despite local planning policies, the practices of several architects have been able to impose their mark on Central London, especially Norman Foster (Gherkin, More London, Jubilee Line stations, Millennium Bridge) and Richard Rogers (Lloyds Building, Millennium Dome/O2, Paddington Waterside). Ambitious developers look for a recognisable ‘name’ to front their schemes and propel them through the planning process. Other examples are Jean Nouvel (One New Change), Renzo Piano (Central St Giles, the Shard), Raphael Vinoly (20 Fenchurch Street).
On a broader canvas, Richard Rogers and Terry Farrell, in particular, have articulated and lobbied for different visions for London’s environment. 

Rogers chaired the Labour government’s Urban Taskforce, which published its final report Towards an Urban Renaissance, in 1999. Ten years on, its influence is evident in the playing out of recommendations that 60 per cent of all development should take place on brownfield land and that cities should become more compact by building at higher densities.
 However, in 2008, Rogers expressed disappointment that ‘there are no examples of regenerated areas that compare with best abroad’; and that, while building design watchdog the Commission for Architecture and the Built Environment (CABE) is doing a good job, standards remain variable and a lot of the development along the Thames in London is ‘a disgrace’.
 
Some commentators have suggested that one of Rogers’ weaknesses as architectural adviser to Mayor Ken Livingstone was prescriptiveness: ‘He was right to campaign for the revitalisation of cities, and point to the success of models like his beloved Barcelona [and] that good design helps makes cities successful … But he and his followers have tended to insist too much that the answer to everything is courtyard apartment blocks on the continental model and that the best architectural style is the glossy version of modernism practiced by Rogers and like-minded architects.’
 The people Mayor Boris Johnson has chosen to advise him on architecture and planning are pragmatists, many with local authority experience at a high level.
   

Farrell has combined post-modern commercialism in development – at Embankment Place, above Charing Cross station (Westminster) or the MI6 building, Vauxhall (Lambeth), with urban visions, attractively visualised. 
New London Architecture, located in the Building Centre, Store Street, off Tottenham Court Road, has provided the forum for the display and debate of urban design and development proposals. 
The future of CABE under a Conservative government is uncertain; it may have to be self-funded. Sir Stuart Lipton, founder and former chair of CABE, has warned that ‘people won’t pay to have their heads cut off. Because CABE is independent people welcome it and that independence can only come about from government funding’.
 
The bulk of much new development, low-rise as much as high-rise, can be dehumanising, especially ‘groundscrapers’ that occupy a block but disrupt the street and so diminish it.
 Block developments in London are not new but the development opportunities provided by 15 years of economic growth have increased their number. Common criticisms are a lack of interest, variety and attention to detail at street level, and over-development of sites.
The range and mix of land and building uses in Central London has diminished as offices and homes went head-to-head to redevelop purpose-built industrial and community buildings, including pubs, schools, churches, cinemas and garages. What few foresaw coming out of the early 1990s recession was that private housing would be a prime driver of regeneration, with developers seeking opportunities throughout Central London to construct luxury apartments. 

iii) Tall buildings
It is proposals for very tall buildings that have led to the fiercest debate. 
Until the Second World War, St Paul’s was the tallest building in London (111 metres). The lifting of the height restriction caused a boom in the construction of tall buildings during the 1960s. A scatter of tall buildings resulted, starting in 1961 with the Shell Centre Tower (107m, Lambeth) and the Empress State Building (117m, Hammersmith & Fulham). In Westminster, Millbank Tower (118m), the Park Lane Hilton and Portland House (101m) all opened in 1963; and Centre Point (117m) in 1966. The 127m Britannic Tower (now City Point) was built in the City of London in 1967, and Euston Tower (124m, Camden) in 1970. 

The 1970s saw the construction in the City of London of the Barbican estate’s three residential towers (1973-76), including Shakespeare Tower (123m), and of 99 Bishpsgate (104m, in 1976); and in Southwark of Kings Reach Tower (111m in 1972) and Guy’s Hospital (143m in 1974). At the end of the decade, in 1980, the Nat West Tower (now Tower 42) provided the City, and London, with its first skyscraper by international standards, rising to 183 metres or 600 feet. 
The next landmark was the completion in 1991 of 1 Canada Square (235m), the centre piece of the Canary Wharf development in Tower Hamlets. 
After a ten-year gap, several new skyscrapers appeared on London's skyline in the new century, mostly in Docklands, but two in the City of London: 30 St Mary Axe, better known as the Gherkin (180m in 2003), and Broadgate Tower (165m in 2008). English Heritage made a stand against very tall buildings in London at the 2002 inquiry into the proposed Heron Tower, in Bishopsgate. This was the first skyscraper in the City to be given planning permission after the Gherkin and on completion in 2011 will be its tallest building at 202 metres. Arguably, English Heritage picked the wrong battle, objecting to a restrained commercial building of above average quality (architects, KPF) that did not breach the well-defined rules protecting views of St Paul’s.
 More importantly, they lost, opening the way to a wave of often quirky proposals with brand names which attempt to trade on the iconic status achieved by Foster’s Gherkin. (Figure 5.3)  

Figure 5.3  
Recently completed and proposed high buildings across Central 

London (April 2010)

	Address
	Name
	Use
	Height in metres
	Finish

year
	Borough

	Completed since the Millennium

	30 St Mary Axe, EC3 
	Gherkin
	Commercial
	180
	2003
	City of London

	Broadgate, EC2
	Broadgate Tower
	Commercial
	165
	2008
	City of London

	

	Under construction


	100 Middlesex St, EC1
	Nido
	Residential
	105
	2010
	City / Tower H

	Strata, Walworth Rd
	Electric Razor
	Residential
	148        
	2010
	Southwark

	110 Bishopsgate, EC2
	Heron Tower
	Commercial
	202
	2011
	City of London

	Moor Lane, EC2
	Heron
	Residential
	112 
	2011
	City of London

	London Bridge Twr, SE1
	Shard of Glass
	Mixed uses
	310
	2012
	Southwark

	22-24 Bishopsgate, EC2
	Pinnacle /
Helter Skelter
	Commercial
	288
	2013
	City of London


	Approved and likely to proceed

	20 Fenchurch St, EC3
	Walkie Talkie
	Commercial
	120
	-
	City of London

	122 Leadenhall St, EC3
	Cheesegrater
	Commercial
	225
	-
	City of London

	100 Bishopsgate, EC3
	-
	Commercial
	165
	-
	City of London

	Minories, EC3
	Trinity
	Commercial
	100
	-
	City of London

	20 Blackfriars Rd, SE1
	-
	Residential 
	133
	-
	Southwark

	Doon Street, SE1
	-
	Mixed uses
	140
	-
	Southwark

	1 Blackfriars Rd, SE1
	Beetham Tower
	Res / Hotel
	173
	-
	Southwark

	North Wharf Road, Paddington, W2
	Blade
	Residential
	150
	-
	Westminster

	Rejected but could be revived

	Lots Road, SW10
	-
	Mixed uses
	-
	-
	Ken & Chelsea

	George Wharf, SW8
	Vauxhall Tower
	Residential
	-
	-
	Lambeth

	Waterloo
	Three Sisters
	Res / Com
	-
	-
	Lambeth


Source: 
Estates Gazette; New London Quarterly, Spring 2010; Evening Standard, 30.04.10.
Note: 
Only buildings over 100 metres are shown. For comparison, the height of One Canada Square at Canary Wharf is 244m and Centre Point is 117m. The London Eye rises to 135m.
Outside the City and Canary Wharf, with their designated areas for clusters of tall commercial buildings, planning permissions especially for residential towers have been subject to the whims of the appeals process of the planning system and decisions by Secretary of State, including Strata, at Elephant & Castle, and Doon Street (both in Southwark), and Vauxhall Tower at Nine Elms in Wandsworth.  
Despite the numerous proposals, planning inquires and much media debate, few towers have been built to date. However, perhaps 14 buildings over 100m high could be completed in the next five years – see Figure 5.3. The most advanced are the Nido student residences and Heron Tower in the City, and Strata in Southwark. By 2013 the 288-metre Pinnacle will form the centrepiece of the skyscraper cluster in the east of the City, while the Shard (Southwark), at 306 metres (1,000 ft) will be for a while the tallest building in Europe, pending completion of Moscow Tower. It will include a hotel and apartments in addition to office space and retail. 
One of the main criticisms levelled against London’s planning policies with regard to tall buildings, particularly at the strategic level, is that they have been largely negative, saying where tall buildings should not go, rather than where they should go and how they should be designed.
 

2. ENVIRONMENT 

i) Air quality 
London’s air quality has improved since the 1950s when legislation was introduced, including the introduction of smokeless zones. 
In the ten years to 2008 sulphur dioxide emissions fell by three-quarters and carbon monoxide by around 60 per cent but pollution remains an issue in the city, and especially in parts of Central London, affecting health and everyday quality of life. The levels of two pollutants – particulate matter (PM10) and nitrogen dioxide (NO2) – still do not meet the limit values set out by the EU. 
The implications of this, and policies to improve air quality, are discussed in paper 8, Sustainability.
ii) Overheating
Overheating is defined as the point where temperatures rise so much that they affect the health and comfort of Londoners. 
Health implications

The August 2003 heatwave provided a dramatic example of how vulnerable London is to heat. It is estimated that at least 600 people died in London. It is predicted that, by the middle of the century, two out of three summers may be as hot as the 2003 heatwave.
  

Research suggests that once temperatures rise above 24°C, the health of significant number of Londoners is affected, particularly the elderly and less comfortably accommodated.
 Heatwaves tend to result in poor air quality, affecting those with respiratory problems, and more cases of food poisoning. Prolonged periods of high temperatures have the most profound effect on health, particularly when the night-time temperatures remain high. 

Within central London the impact of heatwaves is accentuated by the ‘urban heat island’ effect – see Box 5-B.  
	Box 5-B  
 

The urban heat island effect in Central London 
Urban areas generate their own microclimate, known as the ‘urban heat island’.  This refers to the warmer temperatures experienced in cities compared with the rural areas around them.

The urban heat island is caused by the ability of urban materials that make up the buildings, roads and pavements to absorb heat from the sun, which is then radiated at night, preventing the city from cooling off as quickly as rural areas.  During hot weather this can make the centre of London significantly hotter at night than the countryside. 

On an average summer day, the centre of London is marginally cooler (0.5–1°C) than rural areas. The urban heat island effect in London peaks between 2 am and 4 am, when the air temperature in the centre of London can typically be 3–4°C warmer than outlying rural areas. During prolonged periods of hot, dry weather, the intensity of heat can build up night after night. During the heatwave of 2003, the centre of London was up to 10°C warmer than the surrounding greenbelt. 

The heat generated in the city by traffic, air conditioning systems and other energy uses adds to the heat being radiated from the buildings and roads, further raising temperatures. This contribution is significant in high-density areas in the centre of the city.

The urban heat island effect will intensify as a result of: 
· global warming
· increased development densities in the CAZ and inner London
· increased heat emissions, including air conditioning, associated with both of the above 
· reduced evaporative cooling owing to drier summers.

The Mayor recommends defining the Central Activity Zone as an ‘urban heat island action area’ where he will work with the boroughs and developers to increase the green space and vegetation cover by 10 per cent. 
Sources: 

1. The draft climate change adaptation strategy for London. Public Consultation Draft. GLA, February 2010.
2. Economic Evidence Base. GLA Economics, May 2010. 




Transport implications
Network Rail and London Underground plan to increase capacity and provide more frequent services. (See paper 6, Transport.) More trains will mean more heat and parts of the Tube, especially, will become even hotter. 
On sub-surface lines, like the District and Circle, Transport for London (TfL) is introducing air conditioning, with new trains arriving from 2010 onwards. On the deeper lines, conventional air conditioning is not possible as there are not enough air passages to the surface to allow warm air to escape, and TfL is investigating other approaches.
 
In the summer of 2009 the hottest line was the Central, followed by the Bakerloo.
 Public transport will not just become more unpleasant to travel on as a result of overheating but many of its operating systems will be at greater risk of failure because of damage to temperature-sensitive equipment.

Economic implications

The economic consequences of prolonged high temperatures include an increase in demand for: 
· cooling, leading to more demand for power and increasing the risk of blackouts 
· water, increasing the risk of drought 

· health and emergency services.
During the 2006 heatwave, more than 1,000 properties in the West End were affected by blackouts caused by demand for air conditioning. EDF, the principal energy supplier to London, stated that peak electrical energy demand in summer 2006 exceeded the peak winter demand for the first time.
iii) Drought and flooding
Drought
The large population living in the Greater South East, combined with the relatively low rainfall, means that the Thames region has less water per person than many hotter, drier countries such as Morocco.
  

So far, the impacts of droughts have been short-lived and the aquifers have recovered quickly. However, contingency planning for the drought created by the consecutive dry winters of 2004/05 and 2005/06 revealed that implementing rota cuts and standpipe delivery in London would have disastrous consequences for the city.

Hotter, drier summers will increase the amount of water lost to evaporation and increase demand for water from people and wildlife, while warmer winters may mean a longer growing season, increasing demand from plants, and so reduce the winter recharge period for groundwaters.
 
The Mayor’s water strategy
 emphasises the need for continued investment by water companies to reduce leakages and encourage conservation, including through the installation of ‘smart meters’ which allow consumers to monitor usage and costs. 

It is much easier, and cheaper to make new buildings water efficient, rather than retrofitting them at a later date. The Environment Agency has proposed the concept of ‘water neutrality’ that requires ‘for every new development, total water use across the wider area after the development must be equal to, or less than, the total water use across the wider area before development’.   

Flooding

Whereas drought is brought on by circumstances over a long period, flooding is more likely to be a sudden and catastrophic event. It is predicted that both the frequency and magnitude of flooding will increase through climate change.


Two types of flooding are possible: inundation from the river on a tidal surge and surface flooding from cloudbursts or prolonged heavy rainfall. Each event has the potential for contamination of both lying and flowing water from sewage, with associated threats to health.
Inundation
Many parts of Central London near the Thames and its tributaries are at risk of being flooded, potentially affecting approximately one sixth of London’s population. Most of the City of London is less vulnerable then parts of Westminster and areas south of the river, including Southwark and Lambeth
London benefits from a strong system of flood defences. No major changes to London’s tidal flood defences are considered necessary within the next 20 years and it is unlikely that a new Thames Barrier will be required before 2070.
 

Cloudbursts
Preventing surface flooding requires regular maintenance and investment of drainage systems. 
Camden commissioned consultants to investigate the surface water and foul water drainage networks of some of their social housing. They found that many of the drains were operating at less than 40 per cent capacity because of poor maintenance but that remedial work was able to restore full capacity to most of the system. 

Underground and rail networks, including stations and main-line termini, are at risk where drains have been poorly maintained. 

Contamination
‘Combined sewers’ allow rainwater from surface water drains to overflow during heavy rainstorms into the foul water sewer, but then require the emergency discharge of dilute, untreated sewage into the Thames from outfalls downriver from Central London.

The Thames Tideway Tunnel project involves the construction of two overflow tunnels, the first from the Lea Valley to Beckton in East London and the second from West London, approximately Chiswick, to Beckton. London’s sewage treatment works, which discharge effluent into the Thames, are also being upgraded. 

3. CENTRAL ACTIVITIES ZONE 
The centre of the capital houses a substantial population: around 275,000 live in the CAZ.
 The tensions between different functions and land uses are addressed in paper 7, Development. This section looks at other aspects of place in the CAZ: earning (business), spending (retail) and relaxing (outdoor space).

The Central Activities Zone (CAZ) and Canary Wharf together make up London’s Central Business District (CBD). (See paper 3, Geographies.) 

Intensification of activities within the CBD is certain and further expansion of its boundaries looks likely, once the economy revives. The London Plan has identified long-term spatial capacity for offices in the City Fringe, the South Bank near London Bridge, around Victoria and in the Isle of Dogs, which Crossrail will help unlock.
 
i) Earning 

Canary Wharf 

Canary Wharf (Tower Hamlets; and technically outside the CAZ) is the most striking symbol of the redevelopment of redundant commercial land in London. The last dock closed in 1982, leaving derelict a vast area of the Isle of Dogs. By the end of the decade the area had established itself as a financial and business services district. It was the main beneficiary of the ‘Big Bang’ of 1986 but early success was jeopardized by the property crisis at the start of the 1990s. 

Canary Wharf revived in part through sustained public investment in transport, including the Limehouse Link (road), the Docklands Light Railway (DLR) and, more recently, the Jubilee Line extension (2001) and the extension of the DLR to City Airport (2007). Today the journey from Bank Station to Canary Wharf is 11 minutes by DLR and 18 minutes by Underground.
  Crossrail is to come (2018). (See paper 6, Movement.)
	Box 5-C  


Canary Wharf: a snapshot (April 2010)

1981


Year the first tenants moved in.
97 acres 

Area Canary Wharf covers.
14m sq ft           
Office and retail space constructed so far.

100,000 people 
Approximate number working there.
235 metres 
Height of 1 Canada Square, the centre piece of the complex. 

£37.50 


Estimated prime rent per square foot.
96% 


Proportion of buildings currently occupied.
60-65%  

Proportion of Wharf’s tenants who work in the financial sector.

Source:  Guardian, 13.04.10.



Other new commercial districts 

The expansion of the CAZ has provided environment opportunities and created new tensions.
Figure 5.4 presents a snapshot of area subject to change, as the property market faltered in 2009/10. 

Figure 5.4  
New districts in the Central Activities Zone

	Transformations under way


	Regeneration deferred
	Watch this space



	· Bankside

· Bishopsgate
· King’s Cross

· Paddington Basin


	· Battersea

· Elephant & Castle 

· Waterloo


	· Farringdon

· Tottenham Court Road 

· Euston




Source:
Consultation draft replacement London Plan. GLA, October 2009.
Transformations underway

New business centres are emerging from the redevelopment of former industrial areas at Paddington Basin (railway lands), King’s Cross (railway lands) and Bankside/More London (warehousing/wharves), while Bishopsgate is in the throes of commercial redevelopment. 
Other areas on the fringe on the CAZ, for example, Hoxton (in Hackney) and Bermondsey (Southwark) have seen what might be described as ‘commercial gentrification’.
· Bankside  The integration of the South Bank into central London started as long ago as the 1951 Festival of Britain (Lambeth). Schemes on Bankside, especially the More London development, have helped Southwark establish a foothold in finance, professional business services, including legal firms such as Norton Rose and Lawrence Graham, as well as the Ernst and Young headquarters and a number of private equity firms. Once fully occupied the area is expected to employ a total of 5,000 office-based workers.
 In 2007 for the first time, Knight Frank included the area in its Prime Central London Index.
 (Southwark)
· Bishopsgate  In the 1990s city development jumped Bishospgate into parts of Spitalfields and is consolidating, with major developments including Heron Tower. (City of London)

· King’s Cross  The area has been in transition for more than a decade, with firms repopulating derelict warehouses and factories amid new offices and housing. Kings Place, on York Way to the east, is now home to the Guardian, Network Rail HQ and several other companies. It provides the first new concert venue in London for more than 25 years.
 The area, as an alternative office location, has been boosted by the opening of the Channel Tunnel Rail Link (CTRL) and is set to accelerate with the redevelopment of the former rail and industrial land behind King’s Cross stations. One half of the striking St Pancras hotel has been converted into six apartments. In 2011 the rest of it, together with a new rear extension, will open as a 245-bedroom Marriott Renaissance Hotel. (Camden and Islington)
· Paddington Basin  The development, substantially complete, hosts functions typically found in the CAZ, including company headquarters and professional business services. (Westminster)
Regeneration deferred

Three other areas, all south of the Thames, missed the regeneration boom and remain in limbo.
 
· Battersea  The power station closed in 1983 but, despite a number of worked up development for a succession of owners, it remains a shell surrounded by cleared land. (Lambeth/Wandsworth)   

· Elephant & Castle  A residential tower, Strata, has risen and, like a huge bill-board, advertises the location of the Opportunity Area and its proximity to Westminster. But the 1960s shopping centre and traffic system remain. (Southwark)
· Waterloo  The London Eye has proved a lasting attraction, hotels have opened
 and the restaurants within the South Bank Centre are the highest grossing of their brand in London.
  But the refurbishment of the Shell Centre
 stalled and the redevelopment proposals of adjacent post-war buildings were refused planning permission. Since Eurostar transferred its services to King’s Cross parts of the station have been mothballed and the pedestrian environment, while improved, lacks coherence. (Lambeth)
For plans and long-term prospects for these areas, see paper 7, Development.

Watch this space

Two areas likely to be transformed by the opening of stations on Crossrail in 2018 are Farringdon/ Smithfield and Tottenham Court Road. They are set to become the transport crossroads of the City of London and the West End and respectively. Each will have a station on the east–west Crossrail, where it intersects with Thameslink (Farringdon) and the Northern Line (Tottenham Court Road).
  

Looking further ahead, Euston (Camden) will be affected by station redevelopment and expansion to provide the London terminus for High Speed 2, while Old Oak Common in West London may attract development if it becomes an interchange on Crossrail and High Speed 2. 
ii) Spending 

West End retail

By 2004 there were concerns that the West End was in danger of losing out to shopping malls at home and to other European cities internationally. GLA economics undertook a study which concluded that it would remain London’s premier shopping destination.
 At the same time a commission was set up to consider the competitive position of the West End and develop relevant policy options. (Box 5-D).
	Box 5-D  

West End Retail Area Planning and Development Commission

The commission concluded in November 2006 that there were some signs that the West End’s competitive edge was slipping and that it was underperforming against its potential. 

Accordingly, the Commission concluded that action was needed to sustain and develop the area’s unique offer as a centre of retail and related activities. 

In summary the key recommendations for action were: 

· a continuous review of transport options for the West End particularly to address the tensions between the West End’s status as a destination and its use as a major thoroughfare

· encouraging a greater number of large, flagship and otherwise distinctive shops, while enabling the replacement of obsolete stock at the eastern end of Oxford Street

· recognition of the unique circumstances in the West End retail core by setting priorities for use of planning powers to improve the quality of the urban realm/environment, transport/accessibility, legibility, amenity and consistency of the area, promoting the most efficient use of space and ensuring high quality design 

· support for complementary uses: hotels, cinemas, theatres, and restaurants

· an emphasis on the importance of Crossrail as it will provide much-needed transport capacity and increase the potential for development. 

Source:  London’s Central Business District. Its global significance. GLA Economics, 2008, p.52.




The Commission identified issues that negatively affected the shopping experience, including congestion and the quality of public spaces.
  

Westminster Council now has West End Action Plans in place for Chinatown; Oxford, Regent and Bond (ORB) streets; Soho and Theatreland, as well as for Covent Garden and Edgware Road. An area including the ORB has become a Business Improvement District and operates under the name The New West End Company (NWEC). In September 2007 a £34 million package for improvements to the ORB streets was announced, over the five years up to the holding of the Olympic and Paralympic Games in 2012, with funding split between the Mayor and the City of Westminster. The NWEC orchestrates events to promote the West End, including food festivals and car-free days.
Property developers are set to invest more than £1.2 billion into the district over seven years: 

· Derwent London, who own 30 buildings in Fitzrovia, grouped around the junction of Whitfield and Howland Streets are to undertake a £175 million shopping development, working to a masterplan and lettings policy sympathetic to the ‘arts and artisans’ character of the area.
 (Camden)
· Shaftesbury intend to upgrade the already thriving Carnaby Street, east of Regent Street. (Westminster)
· Land Securities will build a shopping and luxury residential development (Park House) on a cleared site on the south side of Oxford Street (Westminster) 
[August 2010 update: Site sold in summer 2010]
· Crown Estate is to invest a further £200 million on two shopping and office blocks on the west side of Regent Street as part of if its £750 million regeneration programme for its landholdings in the area.
 Seven floors of offices, built over street-level shops, will open in spring 2012 on the site of the Regent Palace Hotel, one of four schemes planned by Crown Estates to transform this quadrant into one million sq ft of new space.
 (Westminster)
· Great Portland Estates, which owns offices and shops in the West End, the City and Southwark, is working with Crossrail on a masterplan for the west side of Hanover Square. (Westminster)
· Portman Estates will continue to regenerate Quebec Street and Seymour Place, W1., branded as Portman Village.
 The company’s portfolio has many Georgian properties and many of the shops have been reconfigured from single to double units, with flats created above. The Portman Estates has lined up Chiltern Street as its next project.
 (Westminster) 
City
In the City, a number of large redevelopment schemes are the catalyst for the rebirth of Cheapside as a shopping centre, and several major chains have moved in. 
Construction work is well advanced at One New Change, to the east of St Paul’s. Cheapside will complement existing shopping hubs in the City, such as Bow Lane, Royal Exchange and Leadenhall market.  
Midtown
Since the mid nineties ‘Midtown’ has been used as shorthand by the property industry (though by few outside it) to describe the area between the City and West End which includes Covent Garden, Holborn and Bloomsbury. (City, Camden, Westminster)
Pockets of retail in Midtown are thriving, in Southampton Row and around Chancery Lane Underground, but central Holborn has struggled. The working population typically wants convenience stores, impulse purchases and services. There is less potential for comparison shopping. Currently, chain retailers are favouring fewer but larger stores and most are well represented in the West End and Covent Garden, and soon also in the City at One New Change. 

There were no new commercial developments started in the last three quarters of 2009 and there are only a few islands of property outside conservation areas, notably sites at St Giles, Denmark Place and 21–31 New Oxford Street. On the first of these, Renzo Piano’s £75 million development for Legal & General, and branded Central St Giles, was completed in April 2010 (Camden). It adds substantially to Midtown’s supply of office, retail, residential and restaurant space, with a courtyard open to the public. Colourful ceramic facades give it a distinctive appearance. 
Business Improvement Districts

A Business Improvement District (BID) is a defined gegraphical area within which a majority of business ratepayers has voted to levy on all businesses an additional tax or fee in order to fund local improvements and management arrangements. 

BIDs have demonstrated that in busy commercial areas, businesses are prepared to contribute to provide extra cleaning, security and surveillance. BIDs are usually run by a public-private partnership, including the local authority. In the UK, unlike in the US, only occupiers pay the charge although many groups and organisations have called for a compulsory levy on property owners as well, as it they who benefit when property prices and rents rise as a consequence of BID investment. The New West End Company, the UK’s largest BID, has reported that voluntary contributions from landlords such as the Crown Estate and Land Securities have been vital to its success. 

In March 2010, ‘InHolborn’ BID won a vote to extend beyond Holborn to incorporate St Giles and Bloomsbury under a five year regeneration plan for the next BID period which started on 1 April.
Having represented 370 businesses in Holborn since 2005, InHolborn has now expanded its member base to 560 and become the second largest BID in the UK,
 backed by a levy on member firms worth £2 million a year. 200,000 people work in the expanded area, mostly in professional jobs. 
The vision for the renaissance of the district was unveiled under the provisional name of ‘Midtown’. An additional challenge is that the area is split between three planning authorities, Westminster, Camden and the City.

	Box 5-E  


Business Improvement Districts (BIDs), 2010
Central London has eleven BIDs in five boroughs:

· Camden – Camden Town Unlimited; InHolborn.
· Westminster – Bayswater; Heart of London (Piccadilly); New West End Company; Paddington; Victoria.  

· Islington – Angel;

· Lambeth – Waterloo Quarter

· Southwark – Better Bankside; London Bridge. 

Plans for other BIDs include: 
· Camden/Westminster – Covent Garden 

· Westminster – Edgware Road; Queensway/ Westbourne Grove  
· Lambeth – Streatham; Vauxhall (with South London Business)
· Southwark – Camberwell
Source:  Central London boroughs, 2010.



iii) Relaxing  
An antidote to congestion and claustrophobia has been the introduction of a new spaciousness to parts of central London.  

This was first apparent in the layout and ambition of North American-inspired developments at Canary Wharf and Broadgate (City of London) in the late 1980s. Shopping malls and other office complexes followed. In the lead-up to the Millennium, and immediately after it, a series of vast interiors opened to the public and surprised many Londoners by their scale, including: the Dome (now O2); the Great Court of the British Museum (Camden); cavernous Jubilee line stations at Westminster, Canary Wharf and North Greenwich; and Tate Modern’s turbine hall (Southwark). Crossrail promises more of the same, both below and above ground. 

River Thames

A changed attitude to the river has also created more breathing space in the centre of the capital. London no longer turns its back on the Thames. With its promenades and new bridges (the Millennium Bridge and twin walkways alongside Hungerford railway bridge) the river has become a ‘blue park’, expansive and energising, drawing north and south London together rather than separating them, and providing a sequence of airy spaces which complements the interlinked green spaces of the Royal Parks to the north.
 
A cross-borough commitment in the 1970s to create walkways along both banks of the river was a precondition to Londoners reclaiming the river. On the south side (Lambeth, Southwark), numerous attractions in converted buildings and a series of masterplans have brought added interest and new public spaces, including (from west to east), the regenerated South Bank Centre (social enterprise), Coin Street (social enterprise) and More London (private sector). Since the mid 1990s the stretch from Westminster Bridge to Tower Bridge and beyond through Shad Thames has became one of London’s most popular promenades. 
The north bank route. through the City of London. has struggled to compete, with most tourists congregating close by the Tower of London and St Katharine Docks. The Millennium Bridge opened in June 2000, linking St Paul’s and Tate Modern, London’s ‘temples of religion and culture’.
 The City Corporation plans to relocate a coach park currently located in front of the south side of the cathedral. By providing in its place a new garden, it hopes to attract additional tourists from the more visitor-friendly south bank. 

Both riverside walkways have a number of pinch-points, a consequence of the difficulties overcome and the compromises required in order to create them. They are also indicative of a quirkiness and lack of uniformity that provides the variety and surprise which is part of their appeal. 
Complementing the horizontal spaciousness of the river is the vertical sense of space supplied by a ride on London Eye (Lambeth), the slow-turning wheel which opened in 2000 and, with 3.85 million passengers in 2009, is Britain’s most visited paid-for attraction. 

Parks

Central London gains considerably from the presence of several large and centrally located parks, particularly the Royal Parks and Hampstead Heath in the north and west, and former commons south west of the river.

The largest new park created in Central London in the last 50 years is Burgess Park in Southwark, between Camberwell, Walworth and Peckham. It covers 46 hectares (113 acres). 
Central London is well supplied with local parks, but they are not evenly distributed across the sub-region. More formal spaces are often the legacy of planning schemes of London’s great estates between the late 17th and early 19th centuries. 

In November 2009 the Mayor announced proposed investment of more than £220 million over three years in over 50 public space projects, from redesigned streets to reclaimed green spaces and waterways. 
 Many of these have been initiated and/or financially supported by boroughs. They include, in Central London: 

· Camden – St Giles Circus (in development) 

· Islington – Highbury Corner (in development) 

· Lambeth – Windrush Square, Brixton (funding secure); Waterloo Square (aspirational). 

· Southwark – Bankside Urban Forest (in development).  

Squares
There has been a sea change in attitudes to public space in central London over the last decade. 
The World Squares for All project started in 1996 as a direct response to the criticisms of the dire state of London’s ‘public realm’. In 1999, the government’s Urban Task Force, under the chairmanship of architect Richard Rogers, promoted the European tradition of the public city with spaces and squares as destinations to be enjoyed rather than traffic roundabouts to be negotiated. The promotion of a denser, more compact city has made the need for high quality shared spaces even more important.

In 2002 Mayor Livingstone, who had appointed Richard Rogers as his adviser, pledged to create or upgrade 100 public spaces, a strategy that borrowed much from Barcelona, which had been carrying out a programme of creating new public spaces so that every quarter had its own ‘living room’. 
Six of the initial seven projects were located in Central London but progress on the most ambitious schemes has been slow.
 Trafalgar Square (Westminster) was the first to be completed in 2003, involving the pedestrianisation of its northern side, in front of the National Gallery. On election in 2008, Mayor Johnson halted work on £118 million Parliament Square,
 explaining that its pedestrianisation would increase traffic congestion and ‘turn a green glade of heroes into a vast, blasted, chewing-gummed piazza’.
 

The Central London local authorities, Transport for London and the GLA all now recognise the importance of improving the public areas of the city centre. Numerous schemes have been completed, are under way or planned. Brixton Central Square (Lambeth) and Potter Fields Park at Tower Bridge (Southwark) are notable completions south of the river. Public realm improvements within the West End are now focused on Leicester Square and Soho (Westminster) and Covent Garden (Camden, Westminster). 
Further afield, Kensington and Chelsea has advanced proposals for enlivening Exhibition Road but has abandoned a redesign of Sloane Square. Major remodelling is also planned at Euston Road (Camden) and Victoria Embankment (Westminster), including a summer beach, an idea introduced from Paris.
Many open spaces are created in partnership with developers and are their timing is dictated by market considerations. The private sector has included public access in major commercial developments across Central London, including Exchange Square, Paternoster Square and Tower Place (City of London); Paddington and Cardinal Place (Westminster); Duke of York Square (Kensington and Chelsea); More London and Bermondsey Spa (Southwark); Central St Giles (Camden); and King’s Cross (Camden and Islington, forthcoming).

Streets and smaller spaces

Attention has also turned to streets and, especially, the removal of the clutter of signs, barriers and other obstructions, with the elegant redesign of Kensington High Street an exemplar. 
The advantages of single ownership in carrying out area improvements, and taking a long-term view, cannot be overstated, as demonstrated by the contrast between the revitalised Marylebone High Street (Howard de Walden estate) and Regent Street (Crown Estates), and the sorry condition of the eastern end of Oxford Street, which is in multiple ownership. (Westminster)   

One of the successes of the last decade has been the number of modest street scene improvements and small public spaces in central London that have began to appear in significant numbers across the CAZ. They are undertaken by local authorities in conjunction with others: BIDs, social enterprises and landlords (including those of Central London’s traditional estates). Successful projects include St Christopher’s Place (Westminster) and Seven Dials (Camden). 

Planning obligation money has been used to particular advantage by the City of London Corporation and has funded a number of innovative schemes. Since 2003, the City Corporation has been carrying out a major series of public space enhancements within the Square Mile under its Street Scene Challenge initiative. These works have been part-funded by developers through section 106 agreements, as a condition of planning permission.  
The City’s programme won the Royal Town Planning Institute’s 2010 award for public realm improvements. The award related specifically to three projects: the Cheapside Area strategy (intended to make the area once again the centre of public life in the City), the Shoe Lane Quarter and the more modest Fen Court, near the Lloyds building. Other projects include Old Bailey and Aldermanbury Square. However the ad hoc nature of section 106 arrangements and the continuing uncertainly around the future of ‘planning gain supplements’, make the securing of local public benefits from private investments an uncertain business.
Walking 
In 2001, Central London Partnership and TfL jointly published A walking strategy for Central London. This proposed a range of improvements from street signs and maps through to digital technology for journey planning. This led directly to the Legible London programme, setting out a strategy for wayfinding and encouraging walking within central London. A pilot scheme for Bond Street was launched in November 2007 and the distinctive signage is now being rolled out across the central area and town centres across the capital. 
One of the justifications of the project was that many people are deceived by the schematic nature of the Tube map into using the Underground for very short distances in the central area. More generally, clear and attractive signage encourages explorations of the CAZ on foot, as increasingly do websites and iphone applications.
 
Legible London builds on a 2004 report, Public Space and Public Life, by Jan Gehl and Lars Gemzoe, leading Danish architects and urban planners. This provided a detailed analysis of the way the city is used.
 It documented the familiar problems of crowded pavements, traffic dominance, noise, clutter, conflicts between traffic and pedestrians and lack of seating and public toilets. 
Prompted by Jan Gehl’s work, several of London’s major landlords have commissioned major public realm improvements to enhance the value of their estate, including Grosvenor in Mayfair and Belgravia, and Portman north of Oxford Street. (Westminster) 

· Grosvenor have appointed BDP to mastermind eight public realm schemes as part of a £10m funding package from Westminster Council for public realm improvements in north Mayfair. Grosvenor Estate will refund the council the final figure five years after completion, in return for an initial investment of £5m. Westminster has approved designs for Mount Street in Mayfair and Elizabeth Street in Belgravia, including upgrading and extending pavements, removing traffic signals, simplifying junction crossings, improving parking, planting trees, improving lighting.
 
· Portman, which owns 110 acres, is looking for a similar arrangement to make Portman Square more pedestrian-friendly and more accessible from Oxford Street in the south, through to Baker Street in the north-east. 

Architect-designer, Terry Farrell, champions walking routes connecting different parts of London, campaigning against pedestrian underpasses and for the linking of green spaces, including the Royal Parks. Among other visions, he has promoted a Barcelona-inspired ‘Nash Ramblas’, to run south from Regent Park to Piccadilly Circus and beyond. (Westminster)
The place-shaping vision of InHolborn BID includes a partially pedestrianised shopping district of specialist fashion retailers and independent coffee shops to the north-east of Holborn’s Underground station. The BID also sees opportunities to create well-lit and signposted, pedestrian-friendly routes north to Euston and south to Waterloo, as well as walking routes between, for example, the British Museum and Covent Garden. Perhaps Gray’s Inn Field could be opened up to provide open space so that office workers have somewhere to have their lunch?
 (Camden)
Transport for London schedule several walking Initiatives in their current Business Plan
, including urban realm schemes, Pedestrian Countdown
, enhancing local walking routes, high street revitalisation measures, upgrading station access areas and tackling the fear of street crime. 
November 2009 saw the opening of a diagonal, ‘scramble’ crossing at Oxford Circus based on the design of Shibuya, Tokyo, which stops vehicles in all directions to let pedestrians weave a way across. The redesign has increased the pavement space by two-thirds, including more room around the Tube exits. A similar design approach will be adopted by Atkins as part of the £14 million revamp of Piccadilly Circus aimed at improving traffic flow and access for pedestrians, with funding from TfL, Westminster City Council, Crown Estate, plus Fortnum & Mason, St James Conservation Trust.
 

For congestion on pavements and in areas immediately around transport termini and interchanges, see paper 6, Transport. That paper also discusses cycling initiatives. 

4. INNER LONDON
Only two aspects of place in Inner London are reviewed here, town centres and neighbourhoods. 
i) Town centres 

Ever greater contrasts exist between shopping environments in the CAZ, in the major malls (most recently, Westfield at Shepherds Bush/White City) and in suburban high streets. 

Some local parades prosper but many are in decline, unable to compete with the environments of the CAZ and malls. Small neighbourhood shops provide an important community function but tend to struggle where access is poor, streets are degraded and investment in premises has been insufficient to meet the demands of modern business and expectations of consumers. One-way traffic schemes and parking restrictions discourage drive-by custom.

The recession, too, has taken its toll, hitting poorer centres disproportionately. The Local Data Company reported that, at the end of March 2009, 12 per cent of shops were empty across the 675 town centres that the company surveys, three times as many as six months previously.
  
Management
The only BID outside the enlarged CAZ in Central London is Camden Town Unlimited, although they have been considered elsewhere, including Vauxhall and Streatham in Lambeth (with South London Business); and Camberwell in Southwark. (See section 3 (ii) above)
Mostly, however, boroughs do not see BIDs as the solution to struggling retail areas. Several have appointed town centre managers instead, including Camden (for Kilburn), Islington (Angel BID, Archway, Nags Head), Southwark (Peckham, Camberwell) and Lambeth (Brixton, Streatham). Kensington and Chelsea have appointed a town centres initiatives manager, operating borough-wide. 
There are many examples of initiatives to encourage local shopping:

· Camden has given Camden High Street a £1.5 million facelift by taking away signs, removing road markings and widening pavements, in a scheme developed and jointly funded with Camden Town Unlimited BID.
· Kensington and Chelsea has followed up its study of ways of conserving small and independent shops
 with practical measures, including offering residents a discount card. 
· Southwark is investing £4.5 million in retail environments, prioritising 24 outlying parades of between four and fifty shops. The first five projects are under way, including Bermondsey and Herne Hill.
 
· Westminster has a Civic Streets programme improves the environment of district shopping districts, currently Harrow Road and Praed Street, with Church Street and Tachbrook in the pipeline. It also operates a Neat Streets project.

Management issues include reducing voids, managing the night-time economy and closing loopholes in the 2005 Gambling Act which have allowed betting shops to proliferate.
 

Local initiatives range from design-friendly hoardings to support for street markets and championing local post offices which have survived the Royal Mail’s closure programme. London boroughs have been working with Capital Enterprise on a Pop-up Shop scheme,
 a project to match empty commercial properties with small and start-up businesses. 

Markets
Across Central London there is much concern about the health and future of street markets. Box 5-F describes the role street markets continue to play in Central London.
	Box 5-F  


Local markets
Local markets are an important part of the diversity of central London, serving local residents, providing business opportunities and contributing to the offering for tourists.  They need to be protected and encouraged.  Their role is especially relevant with the backlash against the ‘cloning’ of high streets, as markets enliven the public realm and offer different choices for customers with competitive prices. They provide an important breeding ground for micro-enterprise, with opportunities to develop trading skills and knowledge in a relatively risk-free environment. They also support the social and ethnic cohesion of central London.

In February 2008, the London Assembly was informed that in the last ten years, 15 borough-run markets had closed, 17 were smaller than previously and only seven had expanded. There had been a falling away in the number of traditional market stall owners, with empty pitches up from 38 per cent in 1997 to 48 per cent in 2007.

Over the same period, London has seen a boom in privately-run and specialist markets offering organic and artisan products. Niche markets, such as Borough Market, tend to have long waiting lists. However welcome and popular – not least with London’s visitors, these serve a different economic function, tending to higher rather the lower prices of traditional street markets.   

Source:  A World Class Economy: Sustaining and Sharing Success. Central London Partnership, 

March 2008.



Most boroughs are supportive of local markets, including Kensington and Chelsea (Portobello), Camden (Camden Market), Westminster (including Church Street), Lambeth (Brixton and Lower Marsh), and Southwark (East Street). 

Islington, with New Deal for Communities partnership EC1and English Heritage, have invested in Whitecross Street Market to the north of the Barbican (60 traders). Measures include a combination of shop front and environmental improvements, competitive pricing structures (pitches and parking) and events (including food festivals).
 The borough also supports Chapel and Exmouth markets.

ii) Neighbourhoods
Several boroughs, including Camden, Islington and Southwark, have identified housing as a priority. Central London is receiving a total of £128 million to meet the government’s Decent Homes standard over three years to autumn 2011, mostly for Southwark and Camden (over £30 million each).  Other priorities for areas include outside the CAZ include youth safety (Lambeth) and elegant streets (Kensington and Chelsea) and urban design. 

The Audit Commission has recommended that councils should pay more attention to upgrading existing housing stock. Their study found that, while 94 per cent of local authorities nationally have prioritised new and/or affordable housing targets in their local area agreements, less than a third had targets for existing stock.
 

Different aspects of housing are discussed in paper 3, Geographies (location and tenure); in paper 7, Development (supply and investment); and paper 12, Prospects (affordability).

The Mayor’s priorities are listed and elaborated in his housing strategy published in February 2010.
 They include improving design quality, greening homes, delivering regeneration and tackling empty homes. At borough level, one factor to be addressed is why affluent neighbourhoods tend to have higher levels of street cleanliness compared with deprived neighbourhoods.
In launching the process to update The London Plan, the Mayor articulated a broader vision for neighbourhoods across the capital. (Box 5.G)
	Box 5-G  


Lifetime Neighbourhoods

‘We do need to understand the additional needs for schools, health and care services, policing, transport and other infrastructure, utilities and other things a growing and increasingly diverse population will need, and to make sure we have the framework needed to supply them. Making sure this is done in ways that enhance quality of life and strengthen neighbourhoods is the key challenge for the new London Plan.’ (p.8)

‘I do want to look at developing further the idea of the Lifetime Neighbourhood, which takes the principle of making sure a home is suitable for a diverse range of occupiers and for all stages of someone’s life and applies it to the wider locality in which people live their lives.’ (p.85) …
‘I intend to have further discussions with those involved to see how we can take effective action to sustain the kind of diverse local retail offer that vibrant neighbourhoods need, and to return to the issue when the London Plan is revised.’ (p.82) … ‘One idea put forward was that the planning system should be used to protect land currently used for growing food, and to encourage more land for food in new developments – something I have asked officers to examine further.’ (p.83)

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



Prospects 

All parts of the UK including Inner London have benefited from substantial capital investment in recent years, especially in education and health buildings. New community buildings can help lift a neighbourhood, especially where complemented by private sector investment in shops and services. 
There will undoubtedly be a greater emphasis on refurbishment in the future on completion of current programmes. 
Colleges and Universities, after a period of substantial capital investment in their buildings, have already experienced the cuts which the rest of the public sector is anticipating. 
· In March 2009 the Learning and Skills Council (LSC) froze its £5 billion Building Colleges for the Future programme, after overspending its budget by more than 150 per cent. 144 FE colleges in England were put on hold with 14 were given approval to progress after £300 million of additional funding announced by the government.
 
· In February 2010, the Higher Education Funding Council for England (HEFCE) had its government grant for capital projects halved. It is being forced to impose a 15 per cent cut on the money it passes on for schemes which is forcing universities to cut projects.
 Universities typically fund about two-thirds of their projects themselves, with the remainder from HEFCE. Imperial College which procures about £100 million of construction projects a year is cutting spending by between 30 and 40 per cent.
 
Within the CAZ much regeneration is driven by the private sector. This usually means new buildings replacing old, with a single development extending over a city block, and undertaken in as fast a time as possible from demolition to letting. Section 106 agreements are used to secure public benefits.

Regeneration in many parts of Inner London depends more on the public sector, and so is less likely to benefit from developer contributions. Often, it means a series of small-scale investments and improvements over decades rather than months, sustained by mainstream programmes of planned maintenance. 

Before the recession, policy had already switched funding away from area programmes, devolved to local authorities. If what are now mainstream programmes contract, then it is in Inner London beyond the CAZ where the chill of reduced budgets for investment and day-to-day maintenance of schools, hospitals and social housing will be felt first. 
With many city-centre projects set to continue or revive, this could lead to increased disparities in investment between places within the CAZ/CBD and across the rest of Inner London. The effects may not be apparent immediately but will become obvious over time. 
KEY CHALLENGES
	5
	Place – Challenges for Central London 

	5.1
	Reconciling policies that together will support the multiple roles of Central London – as capital city, global business centre, visitor destination and residential area  

	5.2
	Maintaining momentum in development of public spaces, walking/cycling routes and street improvements ahead of 2012 Olympic Games

	5.3
	Targeting investment in neighbourhoods and town centres that suffer from poor design, graffiti and litter, air and noise pollution, and an overall sense of neglect


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.
� Since November 2009, City of London patrolling officers have been authorised to issue £80 fixed-penalty notices to people dropping cigarette butts in the City, with the threat of prosecution if unpaid, which could result in a fine of up to £2,500. Evening Standard, 27.11.09.


� Lyons Inquiry into Local Government – Place-shaping: a shared ambition for the role of local government.  HM Treasury, 2007.


� In large part to remedy decades of lack of investment in ageing and failing infrastructure.


� Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance. .Routledge, 2010, p.171.


� For measures to mitigate climate change, see paper 8, Sustainability.


� Four towers of luxury residential accommodation in Knightsbridge (Westminster) designed by Rogers Stirk Harbour.


� Review of the Decade. Building, 18.12.09.





� Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance. Routledge, 2010, p.181.


� With Sir Peter Hall, Bartlett Professor of Planning, dissenting.


� As reported in Renaissance Revisited, in Regeneration & Renewal, 14.12.09. One of the strong recommendations in the report was to introduce Tax Increment Financing of development in the UK, still only the subject of investigation by government.  


� Rowan Moore. Evening Standard, 24.11.09. 


� Including Sir Simon Milton (Westminster) Daniel Moylan (Kensington and Chelsea), Peter Bishop (Camden), Sir Nicholas Serota (Tate Modern).


� Building, 19.03.10.


� ‘London is all about the street. There hasn’t been a proper street designed since the war. It’s all about big buildings.’ Simon Jenkins, New London Quarterly, Spring 2010.


� Rowan Moore in Observer, 16.05.10.


� Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance. Routledge, 2010, p.183.


� Economic Evidence Base. GLA, 2009.


� The draft climate change adaptation strategy for London. Public Consultation Draft. GLA, February 2010.


� Cooling the Tube. TfL, September 2008.


� TfL � HYPERLINK "http://extras.timesonline.co.uk/pdfs/undergroundhotspots.pdf" �http://extras.timesonline.co.uk/pdfs/undergroundhotspots.pdf�.


� London Councils, the London Climate Change Partnership and the UK Climate Impacts Programme published jointly in October 2009 Wild weather warning: a London climate impacts profile, to help boroughs assess their vulnerability. It reviewed the ways in which weather affected service provision in London between 1998 and 2008. 


� GLA 2009(2).


� The draft climate change adaptation strategy for London. Public Consultation Draft. GLA, February 2010.


� GLA, 2009(2).


� The Mayor’s Draft Water Strategy. GLA, August 2009.


� The draft climate change adaptation strategy for London. Public Consultation Draft. GLA, February 2010.


� 230,000 people live in the original congestion charge zone of 21 square kilometres. Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance. Routledge, 2010, p.179.


� For details, see paper 7, Development.


� London’s Central Business District. Its global significance. GLA Economics, 2008, p.39.


� London’s Central Business District. Its global significance. GLA Economics, 2008, p.39.  


� Times, 19.03.10.


� Planning, 20.11.09.


� In a previous economic cycle, 1980s’ plans for the redevelopment of Paddington were stalled by the onset of recession in the early 1990s.  


� In the former County Hall, and the Park Plaza at Westminster Bridge (Lambeth). 


� Evening Standard, 15.03.10.


� Designed by Sir Howard Roberson to resemble the Rockefeller centre in New York, the centre’s 26-storey skyscraper was London’s tallest building at the time of its completion in 1961, and together with its three nine-storey satellites was Europe’s largest office complex. Building, 23.10.09.


� In October 2007, Terry Farrell was commissioned by Design for London to draw up a framework for the regeneration of the public realm in the area of Centre Point / St Giles east of Tottenham Court Road (Camden). Pressure on the area around the Bond Street Crossrail station (Westminster) may be even greater but with less space available for managing the congestion of people and traffic. 


� Retail in the West End. GLA Economics, March 2005.


� Streets Ahead – Relieving Congestion on Oxford Street, Regent Street and Bond Street. GLA Transport Committee, February 2010. According to chairman, Victoria Borthwick: ‘The wall of slow-moving metal running along Oxford Street tarnishes what should be a world-class shopping experience.’ Planning, 12.02.10. See paper 6, Movement.


� Evening Standard, 06.11.09.


� Sunday Times, 28.02.10.


� Evening Standard, 28.12.09. Crown Estate is proposing to sell 1,300 homes on four historic residential estates in London: at Millbank (Westminster), Cumberland Market (Westminster), Victoria Park (Hackney), and Lee Green (Greenwich), as it focuses on its large commercial holdings, mainly shops and offices in the West End.


� Between Oxford Street and Marylebone Road, near Edgware Road.


� Estates Gazette, 29.05.10. 


� Estates Gazette, 03.04.10. 


� The Grand Union and Regents canals are also blue parks, providing leisure opportunities and linking up inner areas of North London (Kensington and Chelsea, Westminster, Camden, Islington)


� Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance, Routledge, 2010, p.174.


� London's great outdoors – a manifesto for public space; Practical steps: better streets; Practical steps: better green and water spaces. These three papers were published by the GLA in November 2009. 


� The six were: Brixton Central Square and Emma Conns Gardens (Lambeth); Marylebone/Euston Road and Victoria Embankment (Westminster); Sloane Square and Exhibition Road (Kensington and Chelsea); Central London projects subsequently added to the list included A1/Highbury Corner (Islington) and Potter Fields Park (Southwark). 


� The plan was to remove traffic from the south side closest to Westminster Abbey from 2009.  


� Central London, Roberts and Lloyd-Jones, in Urban Design and the British Urban Renaissance.  Routledge, 2010. Quoted p.174. 


� Not everyone is enthusiastic: ‘Functionally they [commercial developments across London] fulfil their planning requirements to provide public access, public space and mixed uses at ground floor level. The anonymity of their styling, the ubiquitous use of glass and granite and ‘cloned’ replication of chain bars and chain stores rob these new insertions of any character.’ Central London, Roberts and Lloyd-Jones in Urban Design and the British Urban Renaissance. Routledge, 2010, p.176. 


� For example, Wallpaper magazine has drawn up a dawn-to-midnight tour of the capital’s hotspots to be seen in the form of an iphone application. 


� Commissioned by Central London Partnership and Transport for London.


� Evening Standard, 27.11.09.


� Estates Gazette, 03.04.10.


� Business Plan 2009/10–2017/18. TfL, October 2009.


� Telling pedestrians how much time they have left to cross the road after the green man symbol disappears (trials in 2010).


� Planning, 26.03.10.


� Financial Times, 16.05.09. 


� A Balance of Trade. Report of the Commission on Retail Conservation. RBKC, May 2007.


� Both projects are funded out of LAGBI with leverage of schemes from other council departments.


� Through designation as a financial service, gaming establishments are able to move into buildings once occupied by banks and estate agents without the need for any planning permission.  In five years, London has gained 350 new gambling establishments, from bookmakers to adult gaming centres to Bingo halls, mostly located in poorer areas. Evening Standard, 25.02.10.


� Third Economic Recovery Action Plan Update. GLA, November 2009.


� Regeneration & Renewal, 23.09.09.


� Building better lives: getting the best from strategic housing. Audit Commission, September 2009.


� The London Housing Strategy. GLA, February 2010.


� Building, 04.12.09.


� Building, 12.02.10.


� Building, 13.11.09.
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