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Welcome to the 11th edition of the Planning in 
london Yearbook – the essential guide to Planning, 
design, Placemaking, regeneration and develoPment 
in the caPital

Each year the Yearbook provides an essential snapshot of planning in London – the boroughs, 
people, policies, opportunities and challenges. 

Building on the success of last year’s edition – 2012 was an amazing, transformative year for 
London, and planning in London, after riots, the Games, the Localism Act and all that they brought 
with them – the Yearbook 2013 will focus on legacy and the implications of underestimated population 
growth highlighted by the recent 2011 census results.. 

The Yearbook also will focus on the impact of the financial crisis, the attempts to tackle the deprivation 
that led to 2011’s riots, the emerging impact of the Localism Act, the advent of the Community 
Infrastructure Levy and the massive impact that Crossrail will have in transforming London’s geography 
– not to mention Boris Johnson’s re-election as London Mayor and his new powers.

London is still living in interesting times, and 2013, though less glamorous, will still be a fascinating 
year for the world’s favourite city. 

The new Planning in London Yearbook 

Who gets the Yearbook?

 3,000 planning and 
regeneration officers, and 
consultants, developers, 
clients,  investors, 
architects, lawyers, 
engineers, property 
consultants, agents, new 
emerging stakeholders 
including neighbourhood 
forums and enabling 
groups (right: the cover of 
last year’s Yearbook)

 Journal of the London Planning & Development Forum

Olympic Diamond Election! – 2012 previewed
The best of 2011: London Planning Awards
How CIL will work in Wandsworth 
Localism gets a guarded welcome

£25Sponsored by

The guide to planning in the capital’s 33 
boroughs: people, policies, opportunities 

YEARBOOK2012 



The major planning issues for London’s future as we get ready to enjoy our Olympic 
year are all at an epic scale. The biggest, the proposals for an estuary airport produced by 
Foster + Partners and Halcrow, are a reminder that the capital can still think big. 
Not only does this bold proposition put into context the potential benefits a change in 
airport location might bring, but reminds us that assumed certainties about London’s 
physical infrastructure are not divinely ordained perpetuities. Nobody believed the London 
docks would close 40 years before they did; equally, many find it impossible to believe that 
Heathrow could be the equivalent of the Royals by 2050.

So let’s remember our history, and look at the Foster plan with all due seriousness. 
At first sight, given the extra elements envisaged, such as a new Thames Barrier, it is 
reminiscent of ideas being promoted by Terry Farrell before his attentions were claimed 
by West London and the high-speed rail proposal. This is another big issue, with heavy 
doses of political worry and opportunism thrown in for good measure. It is tempting to 
see it as part of a European programme of fast train travel aimed at combating carbon 
emissions as much as speeding up the journey time between London and Birmingham.

There is no conflict between these two gigantic transport proposals and they should 
not be regarded as alternative investment ideas. They do different things in different ways; 
what they have in common is a belief that world class transport facilities, with maximum 
interchange possibilities built in, are essential to maintain London’s place at the forefront 
of global cities, with all that implies for its future as a financial centre.

As to the other big planning and development propositions for London, most are 
about opportunity rather than problems. Nine Elms, King’s Cross, Earls Court, the Royals – 
all extraordinary areas at different stages of evolution, but all showing that the appetite 
for development is still with us, despite worries about the broad economic environment. 
Even Battersea Power Station, that perennial subject of failed proposals, has finally 
received the boost it needed with a government commitment to see an Underground 
connection built albeit dependent on new forms of local financing.

It should be noted that all this is happening in advance of the supposedly revo-
lutionary reforms taking place in the planning system, and hasn’t had a huge amount 
to do with localism except in the sense that it took 20 years too long for something to 
happen at King’s Cross. So will the government’s new policies produce a huge boost for 
the development market, or will we spend the next few years building out what has been 
produced under the existing regulatory regime? Probably the latter, at least as far as 2012 
is concerned; the emerging policies for post-Games regeneration show that our old friend 
the development corporation is alive and well. The Mayor’s version will have powers even 
the old LDDC would have envied.

The key point in all this is that London is still a focus for intense development and 
planning activity, supplemented by transport investment; the stakes are high, but it is a 
good game to be in.   ■

A world city needs big 
ideas, big decisions

2 Kingdom Street, PaddingtonCentral, West London
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LEADER: LONDON’S EPIC FUTURE

editors and 
contributors

The Planning in London 
Yearbook is edited by 
Lee Mallett with co-PiL 
editors Brian Waters (LPDF 
chair), and chairman 
of Design Council 
CABE, Paul Finch, with 
contributions from other 
high profile experts from 
the world of planning and 
development, government 
and communities (right: 
a leader page from last 
year’s Yearbook)
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Planning in London is the magazine of the London Planning and 
Development Forum (LPDF), whose members are public and private 
sector planning professionals, experts and academics. The LPDF 
meets to discuss, debate and influence capital planning policy with 
presentations from leading policy movers and shakers in London. 
Its function is to provide policy makers with feedback from those 
who engage with the planning system. 

This gives Planning in london an authoritative understanding 
of developments in planning policy and a unique relationship with 
the people who shape the capital. The 2013 Yearbook will provide 
readers with;  

l	 	An understanding of London’s planning system across 33 boroughs, the Mayor’s new 
enhanced housing and regeneration role, the new London Plan, the impact of the Localism 
Bill and central government policy, and a myriad other influences  

l	 Profiles of the key people and organisations involved in policy and planning, design and   
        development, government and community groups

l	 Insights into the opportunities being created in the capital through the new relationships 
 emerging between planning and communities 

l	 	In-depth features on existing and new policies and the views of the three main stakeholder 
groups – communities, local government and the market 

l	  Highlights from the past 12 months with special features on exemplar and award winning 
schemes and the lessons learnt.

Where does our knowledge 
come from? 



l	 progress on Neighbourhood Plans & LDFs; 

l	 local impact of spending review

l	 planning and regeneration contacts

l	 major developments proposed

l	 planning performance statistics

l	 key policy changes and appeal decisions

l	 profiles of key personnel

l	 political summaries
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Boroughs directory
The guide to planning, policies and opportunities in London’s 33 boroughs

The 2013 Yearbook will provide an up to date guide to the state of planning policy in each of the London 
boroughs. These include key contacts, performance statistics, major developments, key policy changes, 
profiles of key people, important appeal decisions, progess on LDFs, emerging Neighbourhood Plans and 
the impact of spending reviews.  

Special features
The Yearbook will include a series of special features.

 
PoPulation groWth 
The last Census showed London’s population had grown to 8.2m – nearly four times the annual predicted 
growth on which the London Plan is based. What are the implications for London of this fundamental 
underestimate?

the greater gla: the maYor’s neW PoWers 
What does the transfer of the HCA’s housing and regeneration powers to the Mayor and GLA, and the 
establishment of the Mayor’s Development Corporation mean for London? 

olYmPic legacY  
How is legacy being delivered in London’s East End, in Newham at Stratford and in the Royal Docks.

commercial ProPertY: economY and investment 
What are the prospects for commercial property in the capital and how will planning affect these? Can the 
resilience of London’s economy be maintained and enhanced?

the neW West end 
How Westminster is changing in the wake of the Games and the arrival of Crossrail stations. What 
opportunities are there for more improvement and growth, or are policies stifling expansion as some fear. 
And how are the council’s plans for the north of the borough progressing. 

The 2013 Yearbook will provide a guide to the state of planning policy in 
each of the London boroughs written with expert input, including:

Content for 2013

  

CROYDON

CITY OF LONDON

With significant investment already underway 

and over five million sq ft of proposed development, 

Croydon is poised to deliver one of the UK’s biggest 

and most ambitious regeneration programmes. 

Five linked masterplans for the Croydon Metro-

politan Centre (CMC) are enabling integrated devel-

opment across the area.  Work has begun on the new 

footbridge and entrance for East Croydon station, 

due for completion by 2013.  The West Croydon mas-

terplan has been adopted to guide improvements to 

the public transport interchange and the surrounding 

urban realm, while retaining the unique character of 

the area.  The new civic complex, Bernard Wetherill 

House which will house the council and other public 

services, is under construction in the Mid Croydon 

masterplan area.  A draft masterplan is now underway 

for the Fair Field which will provide context for 

Croydon College and the Fairfield Halls and potential 

for residential development opportunity.  Early “quick 

wins” to reduce the detrimental impact of the four 

lane Wellesley Road on movement within the town 

centre will include new pedestrian crossing points. 

Designated as an Opportunity Area in the 

adopted London Plan, the town centre’s plans for 

growth include up to 7,300 new homes, 8,000 

new jobs and new retailing space.  The council 

is developing an Opportunity Area Planning 

Framework with the Greater London Authority  

and London’s strategic agencies to energise the CMC’s 

economy and environment with the framework due 

to be published for consultation in spring 2011. 

The Connected Croydon programme is a strategy 

for the delivery of streets, squares and spaces and gen-

eral improvements to the public realm that will trans-

form the CMC into a more walkable and liveable place.  

The recent announcement that Westfield is consid-

ering a retail presence in Croydon will consolidate the 

retail core already strengthened by Hammerson’s the 

proposals for their retail holding.

The council has secured £23 million of new 

funding from the Mayor of London that will be used 

to implement a number of key projects that will help 

transform areas in and around the town centre.  The 

funding was agreed following a series of meetings that 

were held in the wake of the riots in August.  The proj-

ects are largely those identified in the council’s mas-

terplans for the CMC.

The Core Strategy and supporting Infrastruc-

ture Delivery Plan will guide the borough’s overall 

development and growth for the next 20 plus years.  

If successful at examination, the council’s first Core 

Strategy is to be proposed for adoption in 2012, 

replacing the Unitary Development Plan.   

Croydon is well-placed to transform its metro-

politan centre and deliver the renewal and growth 

planned for one of London’s largest boroughs.   ■

The City is home to just 10,000 residents but is the 

destination for over 350,000 people who commute to 

the City to work.  Planning in the City involves creating 

the space for its long term expansion as an interna-

tional financial and business centre with the workforce 

projected to reach 428,000 by 2026.    

This aim has led to the evolving cluster of high 

buildings, such as the Gherkin and Heron Tower to the 

east of the City which have created new landmarks in 

London.  Other major constructions are under con-

struction in the west of the City.  One New Change 

has provided a new retail and leisure attraction at the 

heart of the refurbished Cheapside.

The City is also home to significant landmarks 

such as St Paul’s, Leadenhall Market and the Royal 

Exchange and planners must seek to respect such 

buildings’ heritage and location while enhancing their 

surroundings and giving them new uses and relevance 

in the 21st century.  An important part of the devel-

opment is ensuring that the City’s important archae-

ology is safeguarded and recorded.

Despite the global economic climate develop-

ment in the City remains buoyant.  Rothschild’s new 

headquarters is complete and the substantial shop-

ping and office complex at One New Change is open 

and the enhancement works to Cheapside are nearing 

completion.  A number of hotels have opened, are 

under construction or permitted.  Major new pro-

posals at 5 Broadgate for UBS have been granted 

planning permission and an application for a London 

headquarters for Bloomberg has been received for the 

Bucklersbury site.

The City is keen to promote activities that 

improve the public realm whether through the intro-

duction of public art or the simple introduction of 

tables and chairs.  The current programme for deliv-

ering Sustainable Streets will enable the City to 

meet needs in terms of growth, climate change and 

the City’s position as visitor attraction in central 

London.  In 2011 the Corporation enabled collabora-

tion between world class artists, city business and gal-

leries and in 2012 it will complete its strategy around 

St Paul’s Cathedral, including substantial garden space, 

in time for the Olympics.

The pace of change means that some buildings 

constructed just twenty years ago are already being 

looked at for renewal.  In 2010/11 there were 238,000 

square metres of new office floorspace completed, a 

further 558,000 square metres under construction 

and a strategic reserve of 776,000 square metres per-

mitted but not yet commenced.  

In September 2011 the City’s Local Development 

Framework Core Strategy was adopted, setting out its 

approach to sustainable long term growth up to 2026.  

In 2012 the City will be progressing its Development 

Management DPD.   ■

Planning & Environment 
Taberner House 
Park Lane 
Croydon CR9 1JT

www.croydon.gov.uk

020 8726 6000

Stephen McDonald  
Executive Director of Planning 
& Environment

Mike Kiely 
Director of Planning & Building 
Control

Rory Macleod  
Head of Development 
Management

Tim Naylor  
Head of Spatial Planning

Ric Patterson 
Head of Building Control

Department of the Built 
Environment Address: 
PO Box 270 
Guildhall 
London EC2P 2EJ

020 7332 1710

plans@cityoflondon.gov.uk 
www.cityoflondon.gov.uk/plans 

Director of the Built 
Environment: Philip Everett  
020 7332 1600

Chief Planning Officer: 
Peter Wynne Rees 
020 7332 1700

Planning Services and 
Development Director: 
Annie Hampson 
020 7332 1700

Transportation and Public Realm 
Director: Steve Presland 
020 7332 4990

City Surveyor: Peter Bennett 
020 7332 1502

Environmental Co-ordinator: 
Simon Mills 
020 7332 3598

Director of Communities 
and Children’s’ Services: 
Joy Hollister 
020 7332 1638

Chairman of the Planning & 
Transportation Committee: 
Martin Farr

Deputy Chairman of the 
Planning & Transportation 
Committee: Michael Welbank

Town Clerk: Chris Duffield

CONTACT DETAILS

CONTACT DETAILS

LONDON BOROUGH OF

CITY OF

Planning performance for year ending March 2011 
  No of decisions Performance

Major Decissions 2 0% decided within 13 weeks

Minor Decissions 44 73% decided within 8 weeks 

Other Decissions 66 77% decided within 8 weeks

Planning performance for year ending September 2011 
  No of decisions Performance

Major decisions 63 49.21% decided within 13 weeks

Minor decisions 971 68.28% decided within 8 weeks 

Other decisions 1511 87.69% decided within 8 weeks
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The new footbridge at Croydon Station The new entrance

Land Securities; One New Change

  

TOWER HAMLETSSUTTON
The Council was one of the first London authori-

ties to adopt its Core Planning Strategy achieving 

this milestone in December 2009. It will be adopting 

detailed development management policies and pro-

posals and site allocations in support of the Vision 

of Sutton as a ‘sustainable suburb’ through its Local 

Development Framework by spring next year.

The overall Vision for the Borough is to encourage 

growth in the town centres. Sutton town centre, is 

identified for regeneration and growth.  

Successful Sutton

The Core Strategy and Site Development Policies DPD 

set out a clear strategy to unlock Sutton Town Cen-

tre’s potential and promote it as a metropolitan centre 

able to support new shopping, office, leisure, culture 

and housing developments.

A recent health check of the town centre confirms 

that there is a good diversity of town centre uses and 

retailer representation, an impressive level of com-

mercial floor space (4.35m sqft), relatively low level 

of vacancies, and, significantly, there is still substantial 

potential for growth and change.

Sutton residents love the town centre because it 

is easy to get to, is well served by public transport, has 

a human scale, and because of its heritage features 

(much of the southern part of the High Street is a Con-

servation Area).

Heritage is complemented by sustainable initia-

tives such as the Strawbale Café (one of the first of it’s 

kind in London) and a ‘green wall’, and by a new art and 

performance spaces.

The DPD work is underpinned by a number of 

masterplans which will be key to delivering renewal of 

the town centre .

The Hackbridge Programme

The London Borough of Sutton has an aspiration to 

make Hackbridge the UK’s most sustainable place to 

live, work and visit, through an integrated approach 

including the provision of zero carbon homes, decen-

tralised energy systems, sustainable travel oppor-

tunities, green businesses, a ’Healthy Hackbridge’ 

initiative and local food schemes.  As a result of all 

this and more, the local community will significantly 

reduce its impact on the environment and deliver a 

truly “sustainable suburb”.

The Council has championed green issues for over 

twenty years, having adopted the principles of “One 

Planet Living”, approved challenging “zero carbon” 

planning policies, produced a Charter and Masterplan 

outlining our ambition and worked to bring together 

all elements of the local community.

Specifically in Hackbridge we intend to:
●  Provide an additional 1100 zero carbon, sustain-

able homes and to retro fit existing housing;
●  Deliver a new district centre comprising retail, 

cafes, restaurants, social, community, leisure and 

healthcare facilities;
●  Facilitate a network of decentralised energy provi-

sion, linking our five major development sites and 

offering the possibility of connecting to existing 

housing stock;
● Encourage an improved station environment and 

the provision of a better but, rail, cycle and pedestrian 

interchange;
● Restore the Wandle Valley to promote biodiver-

sity and leisure opportunities as part of the creation of 

a Regional Park in South London.

In the spring of 2011 DCLG awarded Hackbridge 

‘Front Runner Status’ (one of the first 17 nationally) 

in terms of developing a Neighbourhood Develop-

ment Plan by in advance of the enactment of the 

Localism Bill.  ■ 

The Planning Office 
Mulberry Place (AH)  
PO Box 55739 
5 Clove Crescent 
London E14 2BE

020 7364 5009

planningandbuilding@
towerhamlets.gov.uk

www.towerhamlets.gov.uk 

Aman Dalvi  
Interim Chief Executive

Councillor Rabina Khan  
Cabinet Member for Housing

Owen Whalley  
Service Head – Planning and 
Building Control

Pete Smith  
Development Control Manager

Michael Bell  
Strategic Planning Manager

Civic Offices  
St Nicholas Way  
Sutton SM1 1EA

Planning Department Address – 
Environmental Services Offices, 
24 Denmark Road, Carshalton, 
Surrey SM5 2JG

www.sutton.gov.uk

020 8770 5000

Darren Richards  
Executive Head of Planning and 
Transport

Karen Fossett  
Head of Development Services 

Niall Bolger 
Chief Executive 

 

CONTACT DETAILS

CONTACT DETAILS LONDON BOROUGH OFLONDON BOROUGH OF

Planning performance for year ending March 2011 
  No of decisions Performance

Major decisions 5 65% decided within 13 weeks

Minor decisions 62 71.79% decided within 8 weeks 

Other decisions 198 89% decided within 8 weeks

Planning performance for year ending March 2011 
  No of decisions Performance

Major decisions n/a 66.67% decided within 13 weeks

Minor decisions n/a 46.51% decided within 8 weeks 

Other decisions n/a 78.62% decided within 8 weeks
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View of Canary Wharf

Owen Whalley
Service Head - Planning and 

Building Control

2011 has been a busy year for the development of 

planning policyl. Two new Development Plan Docu-

ments (DPDs) and a Supplementary Plan Document 

(SPD) have recently been to consultation, with stat-

utory consultation on the DPDs scheduled for early 

2012.

Achievements for the Council include the TfL (Bar-

clays) Cycle Hire Phase 2 Extension project nearing 

completion, progress towards the redevelopment 

of Robin Hood Gardens, as well as a proposed new 

neighbourhood for the eastern corner of the borough 

forming part of the Olympic legacy.

Progress of the LDF

Tower Hamlets Council’s LDF includes the 2010 

Adopted Core Strategy which sets out the spatial 

vision for development over the next 15 years. Two 

DPDs are being written:

Managing Development (MD) DPD:
● Identifies sites for important services; 
●  Defines boundaries for planning policy areas; 

and includes detailed development management 

policies against which planning applications will 

be assessed. 

The Fish Island Area Action Plan (AAP):
●  Provides detailed planning guidance for the 

regeneration of the Fish Island area, managing the 

release of some industrial land for other uses 

such as housing and modern employment 

opportunities.

Also being prepared is the Bromley-by-Bow 

Masterplan SPD, which will be adopted in summer 

2012. The Planning Obligations SPD will be considered 

for approval in early 2012. 

Emerging policy

In response to the new Community Infrastructure 

Levy (CIL) Regulations, the council has set up a new 

Infrastructure Planning Team. This will focus on stra-

tegic infrastructure planning whilst working towards 

achieving our spatial vision.

Development management

The characteristics of Tower Hamlets give the 

borough a unique role in supporting sustainable 

economic growth. Due to its strategic location in 

London and the South East, areas such as Canary 

Wharf, the City Fringe, Lea Valley and the Thames 

Gateway area attract large development proposals of 

regional and local significance, placing great pressure 

on the borough to maximise benefits for local people 

ensuring economic growth and accessible living 

environments.

Further requirements for 43,275 homes by 2025 

places pressure on the borough to deliver quality 

affordable homes, whilst balancing land capacity with 

quality living environments. 

Masterplanning projects 

Over the last year,the council has been working in 

partnership with London Thames Gateway Develop-

ment Corporation (LTGDC) and Design for London 

(DfL) to prepare the Bromley-by-Bow Masterplan 

SPD. The key objectives are: 
● promoting affordable family housing; 
● providing new job opportunities; 
● delivering social and community facilities;
●  improving access to Bromley-by-Bow 

Underground station; and
●  mitigating the severance created by the A12, 

railway lines and the River Lee.  ■

  

Sutton Key Diagram

Creating a Sustainable Suburb

Borough profiles from 
the 2012 Yearbook
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cleaning uP in the citY 
Consolidation and restoring the City’s tattered reputation as the world’s leading financial centre requires 
careful application of planning policy. What are the new forces shaping the City’s future?

housing: breaking the cYcle of non-deliverY 
London’s residential property market has defied recession. But planning consents for 500,000 homes are 
not built out, and mortgages are not available. Are we still locked into a ‘boom and bust’ cycle exacerbated 
by planning? Are affordable housing policies having the opposite effect of that intended? Will build to rent 
break the cycle? London’s shortage of housing remains spectacular and at the top of the political agenda. 

crossrail and other keY transPort issues 
Crossrail is coming alive across the capital, along with other other rail improvements that are changing the 
shape of the capital, boosting regeneration and enhancing the appeal of existing centres, suggesting new 
opportunities and shifting the map of London’s values and activities. 

regeneration and reneWal 
Set out in the London Plan are 33 major Opportunity Areas and 15 Intensification Areas, providing major 
opportunities for regeneration and renewal – sufficient in fact to provide at least 240,000 new homes 
and to create business space to support 400,000 new jobs it is estimated. The Yearbook will describe and 
assess these opportunities and provide updates on the prospects for these areas.

Public realm: generator of value 
Good public realm is essential to sustainability, particularly economic and social sustainability. The 
Yearbook will include a review of exemplary projects transforming the capital’s public realm.

education & healthcare 
The role of education and healthcare in London is vital. London’s continuing appeal and growth requires 
an excellent education offer both to its residents and overseas students. Student and keyworker 
accommodation, and the role that education can play in regeneration and growth will all be examined.

culture and sPort 
Tate Modern and the Olympic Park at Stratford are just two amazing examples of how powerful the joint 
impact of culture and sport are on development in the capital. London’s cultural and sporting offer is vital 
to its future. What and where are the next generation of London’s cultural and sporting offers? 

leisure 
Restaurants, bars, cinemas, clubs, theatres, museums, shopping – London is a world-beating place in 
which to enjoy leisure time, as the ever-increasing number of tourists testifies. Are we making the most of 
London’s appeal and do planning policies help or hinder this aspect of the capital? 

conservation 
The adoption of the Government’s new Planning Policy Statement 5: Planning for this Historic 
Environment has profound implications for all development in the capital. 

the london Planning aWards 
An in-depth look at this year’s awards and the reasons for success. Sponsored by London First, RTPI, GLA.

A new CILver lining for every 
London borough . . .

From April boroughs will be able to charge the Community Infrastructure Levy (CIL). 

Wandsworth is a Government frontrunner. Councillor Nick Cuff, chair of planning, 

explains how it will work to Lee Mallett

erhaps property developers in Wandsworth are fortunate the 
youthful Chair of Planning is a surveyor, town planner and is 

employed by residential developer Essential Land. 
He is a Conservative Party member and learnt his trade in the House 

of Commons as a communications aide. He’s been a Wandsworth coun-
cillor since 2006 – the youngest in the borough at the time. He under-
stands the interface between politics, policy and the property market 
and if CIL is going to be made to work anywhere, it should work in Wands-
worth – the Government’s showcase Tory borough.

“We took the decision early on as a Cabinet that we wanted to take 
on CIL,” says Cuff. “We decided not to become one of the frontrunners on 
neighbourhood planning. It was imperative to get organised with CIL, so 
we hired BNP Paribas as consultants to help us sort the technical side so 
we can adopt CIL in April.”

“Change is always scary. Councillors were fine with CIL, but devel-
opers were concerned. We got a number of very good consultation 
responses to the proposed CIL from developers and these were very 
helpful.” They were generally along the lines ‘is the Council going to use 
CIL to raise money and through Section 106 agreements at the same 
time?’” 

Cuff is confident that the way Wandsworth has structured its CIL, 
and presented the facts about the infrastructure projects it wants to 
spend the money on, will create a clear framework for developers and 
voters. He also made clear at a recent British Property Federation seminar 
why Wandsworth is a supporter of CIL – the borough believes it will offer 
“transparency” and “certainty”. It will be “a more efficient means of cap-
turing planning gain, and will help the borough deliver the series of ambi-
tious infrastructure projects it has planned.”

The borough has massive brownfield areas to regenerate in the north 
east at Nine Elms and Battersea. It needs to improve its constricted town 
centre there are plans for rethinking the town centre’s soul-destroying 
gyratory system and the former industrial areas of the Wandle valley. 
Its plans are transport-led, as you might expect, and include the exten-
sion of the Northern Line from Kennington to Nine Elms and Battersea 

and a new river boat service from Putney to Blackfriars. This will help the 
opening up of the riverfront. Tenders will be sought from new operators.

All the information about what Wandsworth intends to spend its CIL 
on is presented on the council’s website* and in addition to transport, this 
includes health, community, education and open space improvements. 
CIL is expected to contribute £186million. 

All of the major sites in the borough have been tested for viability in 
relation to CIL, says Cuff. Affordable housing is specifically excluded, and 
remains to be negotiated as part of the on-site provisions that will include 

local highway works and employment training. CIL will cover the provi-
sion of infrastructure of benefit to the wider community.

The key – for Wandsworth and other boroughs is to set CIL at 
rates which do not make development unviable and disadvantage  
Wandsworth in relation to the patchwork quilt of different CIL rates that 
London’s boroughs will present to developers after 2012. 

Already a variegated picture in London is beginning to emerge that is 
likely to make the overall development market more complex, but per-
haps with the certainty that CIL is claimed to offer, also more clear. 

Where CIL is set too high, and renders development unviable, it will 
dry up. A lack of pragmatism, however, has not prevented some boroughs 
from continuing to pursue unrealistic regeneration policies and this has 
increased the disadvantages evident in those boroughs over the last 30 
years or so. Wandsworth’s neighbour Lambeth could have taken more 
advantage of market conditions in that period, for example.

In Wandsworth there will be three main charging areas (see map). 
First is in the Nine Elms charging sector, at the north eastern tip of the 
borough. This area is expected to deliver 25,000 jobs and 16,000 homes 
when completed. Within Nine Elms there will be two subsidiary areas 
with two separate rates – Area A and Area B (see table for rates). Devel-
opers providing residential in Area A, on the more valuable river side, will 
be expected to contribute £575 per sq m, and in Area B, further south, 
£265 per sq m. The affordable housing requirement in these areas will be 
set at 15%.

Outside these, will be the Wider Wandsworth Charging Area covering 
the bulk of the borough – where the rate for residential will be £250 per sq 
m. The rate for new commercial space across the borough, including the 
Nine Elms area, will be £100 per sq m. 

Finally there is the Roehampton Exemption Area where no CIL will 
be levied to encourage new development as much as possible. All the 
charges exclude the Mayoral CIL. 

Nick Cuff is confident that Wandsworth has done its homework 
and produced a viable package for developers and voters alike. “Those 
boroughs that ask for too much will get looked over for investment,” he 
thinks. What about London’s shortage of housing? Surely CIL, like afford-
able housing but it is just another tax restricting its provision? 

“It seems to me that planning in London is delivering housing. The 
Wandsworth supply pipeline for example is three times what’s actually 
getting built. The problem for London as a whole is getting it built. It’s the 
availability of finance and mortgages that is the issue,” says Cuff.

“Speaking as a developer though,” says Cuff switching hats, “where 
planning can do better is to provide greater clarity to investors about 
what is an acceptable quantum of development. The try-it-and-see-
what-happens approach is no use to anyone.”

“A key reason for introducting CIL in Wandsworth is that we aspire 
to be as open as possible to provide a degree of certainty and encourage 
investors. Wandsworth benefitted from the previous economic cycle and 
was able to regenerate its riverside. Across the river, Hammersmith and 
Fulham missed out under the previous regime. Lambeth has also missed 
out on many oppertunities. Southwark by contrast has done some good 
things. There is, however, generally not enough certainty for investors 
and a lack of political leadership.’

He is optimistic that neighbourhood planning and CIL will encourage 
more engagement between all parties. “We can price in CIL at the start 
of the process and we won’t have the problem of flex which we have with 
S106 negotiations. S106 will be de minimus and planning obligations will 
be very tight.”

He is also confident that the investment Wandsworth is planning 
will continue to improve the value of property in the borough, helping 
to reduce crime and improve retailing. “Most of the overall tax take is 
revenue based and used to keep services running. If we have an 
expanding population then it is right to use CIL for capital projects.” CIL 
will amount to between 2% and 5% of gross development value for most 
developers. 

“Section 106 is such an arcane way of doing things. Only in Britain 
would we have a system as complicated and time-wasting as S106. Of 
course some boroughs will set CIL too high or too low and it will take time 
to bed in. But we are committed to our infrastructure priorities. It’s all 
written down as part of our CIL charging structure,” says Cuff.

It will inspire a more functional land planning system. It may even 
inspire a visionary approach that is less about development control and 
more about planning. Is 2012 going to be the most significant year for 
planning in London since 1947?   ■

*http://www.wandsworth.gov.uk/info/200074/planning/1138/ 
community_infrastructure_levy_cil 
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Five major schemes; from top left, clockwise: the new US Embassy; Battersea 

Power Station, plus new tube station; Riverlight by Berkeley Homes; and Embassy 

Gardens by Ballymore

Proposed Northern line extension to Nine Elms and Battersea

 Transport for London  December 2011
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CIL Contributions

“We took the decision early on 
as a Cabinet that we wanted 
to take on CIL” Councillor Nick Cuff

  Nine Elms Nine Elms Borough Roehampton 
  Area A Area B
Residential £575 £265 £250 £0

Office/ retail £100 £100 £100 £0

All other £0 £0 £0 £0

Nine Elms Charging Area

Community Infrastucture Levy
Charge Zones / June 2011 (Draft)

Nine Elms Residential Area A

Wider Wandsworth Charging Area

Nine Elms Residential Area B

Roehampton Exemption Area

Total £186 million

  

After the riots – mending 
broken London

Richard Simmons, the last chief executive of CABE, and urban 

regeneration expert Nick Falk, took the overground round London’s 

divergent social landscape and suggest answers to last year’s riots

ondon has seen huge physical transformation over the last three 
decades, most obviously in areas like Docklands, where the 

Light Railway unlocked inaccessible locations. But the same process 
reached outer areas where, for example, the housing estates of New 
Addington are now linked to Croydon and Wimbledon by tram.

The day after the August 2011 riots we travelled around another 
new transport corridor, the Overground, cutting a transect through 
regeneration and its consequences. From Kings Cross we headed 
eastwards to Dalston, then to Rotherhithe, Croydon, Clapham, and 
Fulham, returning full circle via Gospel Oak.

Superficially, the achievements appeared remarkable. Victorian 
terraces improved; unsightly tower blocks gone; up-market flats 
replacing factories; stations refurbished. With new trains running 
every fifteen minutes, London seemed better connected than ever. 

The disorder formed a sobering contrast. The Overground con-
nects neighbourhoods which saw the most serious trouble: Tot-
tenham, Clapham Junction, Hackney, West Croydon; and locations of 
less intense disturbances: Dalston, New Cross, Surrey Quays. Some 
regeneration areas not on the Overground also experienced disorder: 
Peckham (to be on the Overground in 2012), Brixton and Woolwich. 
So did outer suburbs such as Ealing and Enfield.

So was regeneration investment wasted? A Clapham Junction 
resident remarked: ‘What a pity, when the council just laid beau-
tiful paving.’ Is gentrification leaving the deprived and disaffected in 
increasingly polarised ghettoes, trapped on sink estates, itching to 
grab what the rich have got? On our transect, these questions were 
to the fore.

The greatest improvements are not just around Kings Cross 
but in places like Dalston. Walking the Dalston City Challenge area 
of the 1990s revealed much change for the better. A run-down car 
park notorious for drug dealing is now a fine square. Rebuilding Dal-
ston Junction station has enabled a new residential complex, Dalston 
Square, to be built that could have come straight from Rotterdam. 
People were sipping lattés outside cafes in the old Reeves Colour 
Works. Around once-abandoned Kingsland Basin, attractive apart-
ments overlook a floating garden. The Overground had clearly helped 
to spark residential investment.

These improvements are not just superficial impressions. 
According to Ipsos MORI, 71% of Inner London residents are satisfied 
with where they live, compared with 68% in suburbia. 33% reported 

that life had become better, compared with 22% of suburbanites, a 
remarkable shift from the ‘flight from the cities’ which initiatives like 
City Challenge and the Urban Task Force sought to counter.

But in spite of this extraordinary turnaround, below the surface 
all was not well. Dalston Square triggered protests against gentrifica-
tion, seen as taking opportunities away from poorer local residents. A 
business-owner on the new Gillett Square said that things are “200% 
better” since the square opened, yet this was where the looters 
assembled.

The local co-operative development organisation was much in 
evidence, but small shops were being turned into yet another night-
club. There seems to be no authority that can earn the respect of 
youths who see no future for themselves. As one rioter said: “We’re … 
angry at the people who are … earning a hell of a lot for doing fuck all... 
We’re angry at banks, we’re angry at high street shops that are making 
countless money out of us”. The industries on which the East End was 
founded have nearly all gone; with them has disappeared any sense of 
purpose for those who have never worked.

Imperial Wharf, Fulham was a different world. Security guards 

protect a safe haven for the rich in 2,000 luxury apartments. It 
is unlikely that the rioters would have seen such a place, though 
with hindsight they saw that wrecking their own backyard over-
looked the real target: ‘If you’re going to smash somewhere, go to 
Chelsea … where it’s got … the richer people… we’re against’.

Poverty, unemployment and associated evils were important 
drivers for the rioters. Their motives were complex. Criminality and 
hating the police played their part, but Guardian/LSE interviews with 
rioters identified deeper factors. 86% were motivated by poverty; 
79% by unemployment; 70% by inequality; 85% by government cuts. 
The majority of those charged were young and not in employment.

Michael Heseltine’s paper to Margaret Thatcher proposing a 
sophisticated response to the disturbances of 1981 was called It Took 
a Riot. In reacting to the 2011 riots we should not allow police chiefs 
and politicians, bent on blaming mindless criminality, to confuse 
symptoms with causes, the mistake Heseltine avoided. To do so could 
lead to the loss of massive gains made through both public and pri-
vate investment. We must address the challenges of unemployment, 
poverty and disaffection. What can be done to restore social cohe-
sion? What can be learnt from what has worked here and on the Con-
tinent? How can we retune vulnerable parts of London for this era of 
austerity? We conclude with five ways of making regeneration work:

Holistic regeneration
City Challenge crossed physical, economic and social boundaries. Too 
often, governments apply one-club policies, failing to adapt them 
to local circumstances. Too much physical investment is one oft-
repeated criticism. The rioters’ comments endorse the importance 
of job-creation but it is easy to forget how dereliction in inner cities 
deterred investors. Complex problems cannot be fixed by single solu-
tions. We should remember what City Challenge taught us about 
combining targeted measures to increase impact.

Sustained regeneration
Changing people takes longer than changing places. Regeneration 
takes a generation. Most regeneration programmes end too soon to 
produce lasting changes. Local expertise and confidence are lost when 
teams disperse. The physical legacies of schemes like City Challenge 
and developments stimulated by transport investment are remark-
able, but youths on estates remain untouched by opportunity. We 
need to stay with them long enough to embed change.

Community-led regeneration
Experience here and on the continent shows that community leader-
ship in the governance and delivery of regeneration makes it better 
and makes it stick. Ownership and results are stronger if local people 
have a real say, be they on City Challenge boards, managing com-
munal space in Freiberg, Germany, or setting ground rules for “social 
etiquette” in multi-cultural parts of Rotterdam. The Joseph Rowntree 
Foundation’s response to the riots reminds us that there are plenty 
of precedents for involving the kinds of people who came out on the 
streets in August 2011 in other forms of community enterprise.

 
New-economics regeneration
Employment areas lost to housing will not return. We need to find 
new ways to create wealth in inner-city communities, with less land 
on which to do it. We still have opportunities. Lord Heseltine and Sir 
Terry Leahy’s recent report on Liverpool points out the coincidence 
between the need to improve poor housing and the availability of 
people needing work. City Challenges and other regeneration initia-
tives found ways to connect these issues under old-economy condi-
tions.

More hopeful now are emerging ‘civic economy’ enterprises, 
turning public sector liabilities into community assets. This requires 
councils and banks to rethink their businesses. That, surely, is what 
regeneration has always required?

 
Connected regeneration
The Overground offers opportunities to areas where local jobs can 
no longer be found. With the loss of inner-city employment land to 
housing, and the out-migration of industry and commerce, connec-
tivity is critical. Transport routes and hubs are not sufficient to guar-
antee economic success but they are necessary. 

Regeneration needs to ensure that the local is easily and effi-
ciently connected with the wider world. This means using the riots to 
rethink the way we manage urban change, unlocking the potential in 
people and places, not just to locking up those caught this time.   ■

Richard Simmons is Visiting Professor of City Design and Regeneration, 
University of Greenwich and was the last Chief Executive of CABE, and 
CEO of Dalston City Challenge from 1993-7. Nicholas Falk is founder 
Director of URBED. The views expressed are personal.  A fuller version 
of this article can be found at www.planninginlondon.com
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The riots should be used to rethink the way we manage urban change.
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l	 	Cllr Paul Dimoldenberg, leader of Westminster 
Labour Group

l	 	Seema Manchanda, assistant director 
(planning and environmental services), London 
Borough of Wandsworth

l	 	Rob Perrins, manager director, Berkeley Group

l	 	Roger Hepher, head of planning, Savills

l	 	Sarah Gaventa, Rogers Stirk Harbour, former 
director of CABE public space

l	 	John Corey, chair of the Bermondsey 
Neighbourhood Forum

l	 	Robert Evans, director, Argent

l	 	Baroness Jo Valentine, chief executive, London 
First

l	 	Angela Brady, Brady Mallalieu Architects, RIBA 
President

l	 	Julian Barwick, director, Development 
Securities

l	 	Giles Dolphin, former head of planning 
decisions, GLA

l	 	Cllr Nick Cuff, chair of planning, London 
Borough of Wandsworth

l	 	Richard Simmons, former chief executive of 
CABE

l	 	Nick Falk, director, URBED

l	 	Stephen Kennard, director of land and 
development, London Development Agency

l	 	Duncan Bowie, senior lecturer in spatial 
planning, University of Westminster

l	 	Cllr Daniel Moylan, deputy chairman of 
London Transport

l	 	Keith Hearn, head of London planning, CBRE

l	 	James Thonger, project manager, Arup

l	 	David Rugg, chairman, Christie & Co

l	 	Michael Meadows,  Drivers Jonas Deloitte

l	 	Philip Johnson, principal, Populous

l	 	Paul Monaghan, director, AHMM

l	 	Peter Ellershaw, director of environment and 
wellbeing services, LB Bexley

l	 	Bob McQuillan, chief planner, LB Bromley

l	 	Graham Loveland, assistant director, planning 
and regulatory services, LB Hackney

l	 	Mark Dorfman, assistant director planning, 
regeneration and economy, LB Haringey

l	 	Alison Young, divisional director for planning, 
regeneration and enterprise, LB Lambeth

l	 	John Hill and James McGinlay, heads of 
service, LB Merton

l	 	John East, divisional director of planning and 
development, LB Newham

l	 	Owen Whalley, service head, planning and 
building control, LB Tower Hamlets

l	 	Sir Terry Farrell, Farrells
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The following professionals, politicians, developers, consultants and 
experts, in order of appearance, contributed to last year’s Yearbook. 
Many thanks to all of them. Their articles and opinions are well worth the 
read (we’ve used the positions/titles they had at the time of publication, 
January 2012).

The 2013 Yearbook will feature contributions from a broad and 
influential range of people reflecting the dynamism and complexity 
of London’s issues and needs. 

Are you one of Planning in London’s 
movers and shakers? 
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Please post / deliver a proof to the addreess above.

terms and conditions including cancellation policy
see www.planninginlondon.co.uk
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advert sizes

all measurements are in millimetres (mm) and Width x height

Adverts with bleeds need to be supplied with 3mm bleeds and crop marks. 
*For spreads, leave a minimun of 10mm type safety area on either side of the central gutter.

double-Page spread*

Advert Size: 420mm x 297mm

With Bleeds: 426mm x 303mm

Type Safety Area: 395mm x 270mm 
(25mm gutter)

Non-Bleed Advert: 420mm 297mm

half-Page spread*

Advert Size: 420mm x 146mm

With Bleeds: 426mm x 152mm

Type Safety Area: 395mm x 130mm 
(25mm gutter)

Non Bleed Advert: 394 x 130

Avoid type spanning
the central gutter

Avoid type spanning 
the central gutter

full-Page

Advert Size: 210mm x 297mm

With Bleeds: 216mm x 303mm

Type Safety Area: 185mm x 270mm

Non Bleed Advert: 185mm x 265mm

half Page vertical

Advert Size: 102.5mm x 297mm

With Bleeds: 108.5mm x 303mm

Type Safety Area: 82.5mm x 270mm

Non-Bleed Advert: 90mm x 265mm

half Page horizontal

Advert Size: 210mm x 146mm

With Bleeds: 216mm x 152mm

Type Safety Area: 190mm x 130mm

Non Bleed Advert: 190mm x 130mm

Quarter Page

90mm x 130mm

1/10 Page

90mm x 48mm
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