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Foreword

I have pleasure in presenting the City of London Corporation’s Proposed
Submission Draft Local Plan for consultation. The foundations of our Plan are to
create a more vibrant and sustainable future as we look forward to emergingfrom
the Covid-19 Pandemic and following the UK’s departure from the European
Union. We have further updated the Plan to take account of recent events, whilst
ensuring that it remains flexible and adaptable to further change.
Our Plan is a plan for growth, but not growth at any cost. It complements the City
Corporation’s innovative and groundbreaking Climate Action Strategy, setting
out how development will contribute towards delivery of a net zero carbon City of
London by 2040. It builds upon our ambitious Transport Strategy, seeking to
reduce congestion and deliver improvements in the publicrealm, road safety and
air quality, providing for freight and servicing consolidation and encouraging
active transport and public transport. It highlights the need for the City to be a
vibrant visitor and cultural destination, and a greener and healthier place in
which to live, work and visit.
The draft Plan sets out a positive view of the City’s future, with the City remaining
an attractive place to do business or visit. We may see working patterns change,
and businesses may change the way they use their space, butultimately, we
believe that there will remain a demand for the modern, flexible and adaptable
space which the Plan seeks to provide, as there is a focus on quality of space
and how it enables business and commerce to thrive.
People are, of course, at the heart of this Plan, whether they are residents,
workers or visitors. We want to see healthy development, which means the City
remains attractive to world-class talent, enhances opportunity for all and
contributes to London’s and the UK’s continued success.
As we approach the final stages of our Local Plan preparation, I encourage all
stakeholders to respond to this consultation. Although the consultation process
will be different due to the pandemic, the City Corporation is committed to active
public engagement on this new Plan through virtual formsof communication. To
realise our ambitions for the City and deliver the increasingly attractive, healthy
and inclusive City we all want to see, we need to hear your views.
Alastair Moss, Chair of the Planning & Transportation Committee
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1. Introduction
1.1

What is the Local Plan?

1.1.1 The Local Plan is a plan for the future development of the City of London,
setting out what type of development the City Corporation expects to take
placeand where. The Local Plan sets out the City Corporation’s vision,
strategy and objectives for planning the Square Mile, together with policies
that guide decisions on planning applications. The Local Plan includes two
Policies Maps showing which policies apply to specific locations.

1.2

Why is the City preparing a new Local Plan?

1.2.1 The current City of London Local Plan was adopted in January 2015 and plans
for development requirements up to 2026. It is important that the City’s planning
framework remains responsive and flexible to address changing circumstances,
whilst providing a clear vision for how a future City should look.
1.2.2 Local Plans are required to look ahead over a minimum 15-year period to
anticipate and respond to long-term requirements and opportunities, such as
those arising from major improvements in infrastructure. However, they must
also be reviewed at least every five years to take account of changing
circumstances affecting the area, or any relevant changes in national policy.
1.2.3 Since the City’s current Local Plan was adopted, the Government has made a
number of changes to the planning system through its planning reform
agenda, with notable changes being made to permitted development rights
and the Use Classes Order during 2020. As a result, a number of and some
policies need updating to ensure they remain up-to-date and responsive to
national policy. In addition, the Mayor of London is reviewing the London Plan
and has published a draft London Plan, which will be the subject of an
Examination-in-Public during the first half of 2019. which provides a
strategic planning framework for London for the period up to 2041.
1.2.4 By preparing a new Local Plan covering the period to 2036, the City Corporation
will be able to address revised national and London Plan policy, whilst
maintaining a positive planning framework to meet the City’s long-termneeds.

1.3

The stages of preparing the Local Plan

1.3.1 The Proposed Submission draft Local Plan, titled City Plan 2036 (the
‘Plan’),is the second third stage of preparing a new local plan. The first
stage of the process was the Issues and Options stage in 2016, during
which consultation took place on the key planning issues facing the City and
on the potential options that should be considered to address them. The
second stage, the draft Local Plan, was a consultation on a full draft
Plan during later 2018 and early 2019.
4

1.3.2 Since then, the City Corporation has analysed the consultation findings and
undertaken further evidence gathering to inform prepare the final stage,
theProposed Submission draft Plan.
1.3.3 This draft Plan is being published for an extended period of public
consultation. All comments received during the consultation period
will beconsidered and changes made to the Plan as appropriate. A final
version of City Plan 2036 will then be published for a further round of
consultationin autumn 2019, following which Following consultation
on the Proposed Submission Plan, it the Plan will be submitted to the
Secretary of State for Housing, Communities and Local Government. The
Secretary of State will then appoint an independent planning Inspector to
examine the submitted Plan, which is expected to be adopted in 20202022.
1.3.4 Figure 1 illustrates the stages in the preparation of City Plan 2036, together
with an indicative timescale. This timetable may be influenced by
external factors, including further national changes to the planning
system and theprogress of the London Plan review.
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Figure 1: The main stages of preparing the new Local Plan

1.4 Policy context
1.4.1 This Plan is being prepared in an era of significant and rapid change and
has been deliberately drafted to provide a flexible policy framework.
Within this wider framework, the Local Plan can provide an environment
which encourages appropriate development and is responsive and adaptable
tochange.
1.4.2 In particular, the Plan seeks to provide a flexible, resilient policy
framework which responds to three fundamental health and well-being,
environmental and economic influences: Covid-19, climate change, and
the UK’s departure from the European Union.
Climate change
1.4.3 The threat from climate change is one of the most serious threats we
face today. It extends beyond environmental challenges and has the
6

potential to affect economic prosperity, social justice and global stability.
Wide ranging responses are essential, encompassing individual local
actions, local, strategic and national government programmes, business
and community scale initiatives and global agreements. Scientific
evidence indicates that the climate is already changing, and that action is
needed to limit global warming to 1.5 degrees.
1.4.4 The City Corporation has long been a champion of clean air, open space
provision, sustainability and, more recently, green finance, recognising
that a healthy environment is critical to business and personal well-being.
It has in 2020 adopted a Climate Action Strategy which sets out a pathway
to achieving net zero emissions for both the City Corporation’s activities
and the wider activities of businesses and residents in the City of
London. The Strategy and, more importantly, the actions outlined will
ensure the Square Mile and City Corporation achieve net zero carbon by
2040 and make a positive contribution to tackling climate change, are
resilient to therisks of climate change and seize the opportunities
presented by the transition to a low-carbon economy.
Covid-19 pandemic
1.4.5 Much of this Plan was drafted prior to the outbreak of the Covid-19
pandemic, which has had significant health, well-being, environmental
andeconomic impacts locally and globally. As medical treatments are
discovered and rolled out, including potential vaccines, the severity of
these health impacts is expected to reduce and communities will recover
in the medium term. However, the pandemic is also leading to
behavioural changes; some are temporary, but some are likely to become
established as part of the ‘new normal’. The acceleration of existing
trends and the creation of new trends both need to be taken into account
when planning for the medium and longer term. Therefore, the Plan is
looking beyond the current pandemic to a period when a probable
vaccine has enabled the City to once more provide a vibrant centre of
business creativity and innovation which harnesses the potential of
existing and new trends.
1.4.6 Throughout its long history the City of London has been a centre for
creative innovation and collaboration, bringing business and people
together. The Covid-19 pandemic has in the short term shifted much of
theCity’s business online with many City workers using modern
technology to work from home, and consequently significant reductions
in journeys into the City and footfall within it. Whilst the use of digital
technology and remote working will remain important to the success of
many City businesses in the future, reliance solely on remote working
can have longer term drawbacks as it can limit the scope of the creative
innovation, collaboration and informal business relationships that the
City thrives upon. Therefore, it is expected that the City will remain an
attractive base for a wide range of existing and new businesses,
operating more flexibly with a blended approach of in-office and remote
working, to meet the changing business environment, space needs and
7

work and lifestyle expectations of their workforce. There is an
opportunity to transform City workplaces to offer a rich and fulfilling
experience for City workers, withthe office becoming a place for
socialising, meeting, sharing and collaboration. The return of City
workers will bring vitality to provide a boost to businesses that rely on
high footfall, including retail, food and beverage and support services to
the City’s offices, that have been particularly affected by Covid-19.
1.4.7 Although the pace and scale of future growth in the City of London is
uncertain in the short term, the longer term geographical, economic and
social fundamentals underpinning the success of the City as a vibrant
centre of business creativity and innovation remain in place. Strong
interest in pre-application planning advice and investment suggest
continued confidence in the City as a place in which to do business. The
ways that people live, work, travel and use city centres will in the future
bedifferent, but the City will continue to be an attractive and sustainable
meeting place where people and businesses come together for creative
innovation.
1.4.8 The City Corporation will work closely with national, regional and local
government, landowners and investors, businesses and residents to
ensure that the City of London remains successful. It is acknowledged
thatthe pandemic will have short and perhaps medium-term financial
implications for the City Corporation and for Transport for London, which
may impact on, or delay, implementation of some policy aspirations and
will need to be closely monitored. Nonetheless, this Plan will provide a
framework to give confidence to those who wish to be involved in and to
invest in the City and it has been written to be adaptable to new changes
and challenges as they present themselves.
UK trading relationships
1.4.9 As a world leading financial and professional services centre, the future
prosperity of the City will depend to a large extent on the international and
national economic considerations and other external policies,
particularly the terms of the United Kingdom’s exit from the European
Union and its future trading relationship with the European Union and
the rest of the world. context including future trading relationships. The
UK’s departurefrom the European Union is leading to new trading
relationships and patterns. The City’s reputation for expertise and
innovation will be particularly important as it adapts its existing
strengths in financial and professional services, and develops new
strengths, to suit changing global circumstances. Within this wider
framework, the Local Plan can provide an environment which
encourages appropriate development andis responsive and adaptable
to change.
1.4.10 The Local Plan is influenced by national and London-wide planning policies
and guidance, as well as plans and strategies produced by neighbouring
boroughs and a range of statutory bodies.
8

National planning policy and guidance
1.4.11 Local Plans are required to be consistent with national planning policy
contained in the National Planning Policy Framework (NPPF). The NPPF sets
out the broad policy approach to be taken across a range of planning issues
andestablishes a presumption in favour of sustainable development. Further
detail isprovided in the Planning Practice Guidance (PPG), an online resource
which is regularly updated to ensure guidance remains current.
1.4.12 The Government’s planning reform agenda has resulted in a number of
changes to national legislation and guidance. These changes, including
those brought forward during 2020 to permitted development rights and
the Use Classes Order, have been incorporated into this Plan. The
Government has published a Planning White Paper outlining further
fundamental changes to the planning system in England which would
impact upon the preparation and content of local plans and the
operation of development management. These reforms, if enacted, will
be considered through a subsequent review of the City of London’s
Local Plan.

The London Plan and other Mayoral strategies
1.4.13 The Mayor of London has a duty to prepare a spatial development strategy,
the London Plan, and to keep it under review. The City’s Local Plan, like those
produced by the London boroughs, must be in general conformity with the
London Plan. The London Plan forms part of the statutory development plan
forthe City of London, along with the City’s Local Plan. The Local Plan has
been prepared in alignment with the Mayor’s Publication London Plan
(December 2020).
1.4.14 The Mayor produces supplementary planning guidance to provide further
detail on particular policies in the London Plan. In addition, the Mayor
publishesa range of other strategies, including those relating to transport, the
environment, economic development, housing and culture. These documents
have been taken into account in the preparation of the draft City’s Local Plan.

Neighbourhood Plans
1.4.15 Neighbourhood plans should support the delivery of strategic policies
set out in a local plan. Once approved, a neighbourhood plan becomes
part of the development plan for the neighbourhood area and is given
thesame legal status as a local plan. The local planning authority must
co- operate with a neighbourhood forum in the preparation of
neighbourhoodplans, providing assistance as required.
1.4.16 At the time of preparation of City Plan 2036, no neighbourhood forum
has been established in the City of London and no neighbourhood plans
are in preparation or have been adopted. The City Corporation will cooperate with any neighbourhood forum in the preparation and adoption
9

of a neighbourhood plan within the City of London administrative area in
accordance with statutory requirements.

Duty to co-operate
1.4.17 Local planning authorities are required by legislation to co-operate on
planning issues that cross administrative boundaries. The duty requires local
planning authorities to engage “constructively, actively and on an ongoing
basis”on strategic matters in plan-making, including sustainable development,
land use and strategic infrastructure.
1.4.18 The City Corporation already works closely and co-operates with its
neighbouring boroughs, the Mayor of London and other partners on strategic
and cross boundary planning issues. National planning policy requires The
revised NPPF published in July 2018 introduced a requirement for
strategicpolicy-making authorities to prepare and maintain statements of
common groundto demonstrate effective and ongoing joint working. The City
Corporation will is liaise liaising with the Mayor of London, neighbouring
boroughs and other duty to co-operate partners to agree how the statements of
common ground will work in London given the Mayor’s role and will
prepare one or more such statements in advance of submitting City Plan
2036 to the Secretary of State to support the development of City Plan
2036 and the development plans and strategies of partners.

Figure 2: Strategic context: The City of London’s location within the Central Activities Zone
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Local Evidence base
1.4.19 The policies in the draft City Plan 2036 have been informed by a range of
evidence published by the City Corporation and by other organisations,
includingthe Mayor of London in support of the London Plan. In some cases,
additional studies have been undertaken to provide relevant and up-to-date
evidence to support and justify the proposed policies. The evidence that
underpins the draft Plan has been published on the City Corporation’s website
at www.cityoflondon.gov.uk/cityplan2036. This includes an assessment,
undertaken in March 2020, of the combined effects of the policies in City
Plan 2036 on the overall viability of development in the Square Mile and
the viability of delivering the Plan’s affordable housing targets.
Further evidence will be gathered, and existing evidence updated where
necessary, before publication and submission of the revised Plan in
autumn 2019. This will include an assessment of the combined effects of
the policies in City Plan 2036 on the overall viability of development in
the Square Mile and the viability of delivering the Plan’s affordable
housing targets.

City Corporation strategies
1.4.20 The Local Plan can help to facilitate the delivery of other City Corporation
strategies where their objectives involve the use or development of land
andprovides a mechanism to assist with co-ordinating and balancing the
requirements of different strategies.
1.4.21 In particular, the Local Plan is one of the mechanisms through which the City
Corporation’s Corporate Plan and Climate Action Strategy will be
implemented. The Corporate Plan sets out the City Corporation’s overarching
strategic direction and is structured around the three pillars of society, economy
and environment. Although the Corporate Plan has a shorter time horizon than
the Local Plan (2018-23), it is a visionary and forward-looking document and
thedraft City Plan 2036 complements and helps deliver many of its objectives.
The Climate Action Strategy set out the City Corporation’s pathway to
achieve a zero carbon City by 2040.
1.4.22 This draft Plan has been prepared alongside the City Corporation’s first
Transport Strategy. Transport plays a key role in enabling and
accommodatingdevelopment, and the way the City grows affects demand for
travel and public space. Reflecting this interrelationship, relevant policies and
proposals in draftCity Plan 2036 and the draft Transport Strategy are
aligned.

Integrated Impact Assessment
1.4.23 The draft City Plan 2036 has been informed by an Integrated Impact
Assessment (IIA), which combines the following assessment processes into
asingle document:
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•
•
•

Sustainability Appraisal, including a Strategic Environmental Assessment;
Equalities Impact Assessment Equality Analysis;
Health Impact Assessment.

1.4.24 The IIA is an integral part of the plan making process and has assessed draft
policy options in terms of their compatibility with a range of sustainable
development objectives; their implications for the promotion of equalities; and
their implications for health and wellbeing. IIA is an iterative process and
furtherassessment will be undertaken on changes made to the Plan following
consultation on the draft as a result of pre-submission consultation or
modifications proposed through the Examination process.
1.4.25 A Habitats Regulations Assessment has also been undertaken to assess
whether the new Plan would have any significant effects on sites designated
asbeing of European importance for their biodiversity.

Other planning documents
1.4.26 The Local Plan is supported by a number of other planning and City
Corporation documents, including:
•

Local Development Scheme – this lists and describes all planning policy
documents and the timetable for preparing them;.

•

Statement of Community Involvement – this sets out the procedures and
methods that will be used to consult and engage with the public in the
preparation of planning policies, and the determination of planning
applications.

•

Supplementary Planning Documents (SPDs) – these provide further
explanation of Local Plan policies where this is needed.

•

The City of London Community Infrastructure Levy (CIL) – CIL is a statutory
charge on new development that is used to help fund the provision of
infrastructure. A charging schedule specifies the rates that apply according to
the land uses proposed.

•

The City of London Transport Strategy – this sets out a 25 year
framework for future investment in and management of the City’s
streets, as well as measures to reduce the social, economic and
environmental impacts of motor traffic and congestion.

Implementation and delivery
1.4.27 Implementation of the new Local Plan, when adopted, will require
partnership working and co-operation with a range of organisations, including
developers, businesses, residents, community and amenity groups, transport
and service providers, the Mayor of London and neighbouring other
Londonboroughs.
1.4.28 A key mechanism for implementing the Local Plan is the consideration of
planning applications through the development management process.
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Policies in this Plan apply to all development, including major new
development, extensions to existing buildings, other major
refurbishments and minor development, unless otherwise specified in
individual policies. The Local Plan should be read as a whole and
applications for planning permission will beconsidered against all relevant
policies in the Local Plan, the London Plan, andthe NPPF and any future
neighbourhood plans.
1.4.29 The City Corporation will work closely with developers, occupiers and
residents to ensure that the City Plan 2036 is implemented and delivers
positiveimprovements across the City. Where necessary, the City Corporation
will use its powers of enforcement to ensure compliance with, and effective
implementation of, Local Plan objectives and policies. The City Corporation’s
Enforcement Plan has been adopted as a Supplementary Planning Document
and sets out the principles and procedures that will be followed to ensure
development is effectively regulated. The Plan contains standards and
targets and, where possible, the City Corporation will seek resolution
without recourse to formal enforcement action. However, w Where
necessary, enforcement action will be taken. The Enforcement Plan will be
keptunder review and amended to reflect new provisions arising out of
changes to national, London-wide or local policy and/or practice and
experience in implementation.
1.4.30 The City Corporation will also use its powers in relation to issues such as
management of the highways and public realm to help deliver the vision and
policies in the City Plan 2036. It will, where necessary, use its land and
propertyownership to assist with site assembly and use its compulsory
purchase powersto enable the high-quality development the City needs. An
Infrastructure Delivery Plan has been prepared Prior to submitting City
Plan 2036 to the Secretary of State, the City Corporation will prepare an
Infrastructure Funding Statement, identifying the infrastructure required to
deliver the Plan and demonstrating the deliverability of infrastructure during the
plan period. Thiswill identify It considers the investment plans of a range of
infrastructure providers to determine where there may be identify potential
gaps in funding,or trigger points which require a step change in levels of
infrastructure. If gaps inthe funding of infrastructure necessary to implement
the Local Plan are identified, the City Corporation will seek alternative funding
streams, including the use of CIL and other contributions from development,
and will prioritise available funds.

1.5 Structure of the Draft City Plan 2036
1.5.1 The structure of the draft City Plan 2036 is based on the three strategic aims
of the City Corporation’s Corporate Plan, which are to:
•
•
•

Contribute to a flourishing society;
Support a thriving economy; and
Shape outstanding environments.
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1.5.2 Individual policy topics are grouped within these broad themes. The first
policy under each topic is a Strategic Policy, which addresses the strategic
context, the relationship with other plans and strategies, and key planning
issues. These policies are followed by Development Management Policies
that will be used alongside the Strategic Policies in the consideration of
applicationsfor planning permission and related consents.
1.5.3 A fourth theme of Key Areas of Change has been added to provide a
framework for the area-specific policies within the Local Plan, and a fifth
themeof Implementation has been added to focus on how the Plan will be
delivered.
1.5.4 The structure of the draft Plan is shown diagrammatically in Figure 3 and is
not intended to represent any form of hierarchy.

Figure 3: Structure of draft City Plan 2036
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2. The City Today
[Infographics are in the clean version of City Plan 2036]


City employment in 2018: 522,000



23,890 businesses in the City in 2019



99% of businesses are SME’s, which employ under 250 people



However, large firms provide over 50% of jobs



City office stock: 9,300,000m2



760,000m2 office floorspace under construction



Number of retail units: 2,000



Permanent residential population: 8,000



Number of residential units: 7,850



Number of hotels in the City: 44 providing 6,730 hotel bedrooms



6 hotels currently under construction



21.5 million business and leisure visitors to the City in 2018



6.7 million visitors to City attractions every year



33 hectares of open space



Over 100 green roofs installed, the equivalent of 6 football pitches



600+ listed buildings and 27 conservation areas



94% of all permissions since 2014 rated BREEAM ‘Excellent’ or ‘Very Good’



59 tall buildings (over 75 metres high) and 12 tall buildings in the planning
pipeline



93% of commuter travel to the City is by public transport (84%), walking (5%) or
cycling (4%)

15

3. City Plan 2036: draft Vision, and Strategic
Objectives and Spatial Strategy
3.1 Contribute to a Flourishing Society
The Vision….
3.1.1. The needs of the City’s diverse communities will be met in a sustainable and
inclusive way, addressing the health, employment, education, leisure and
housing needs of the variety of people who work, live and visit the City and
incorporating the principles of Good Growth set out in the London Plan.
3.1.2. The City’s population will enjoy good health and wellbeing. The health and
wellbeing of the City’s communities will be integral to the design and
delivery of new buildings, open spaces and the wider public realm,
helpingthe City recover from the Covid-19 pandemic, provide inclusive
and diverse spaces and address the implications of climate change.
Health inequality across the City will be reduced. Workers and residents will
have access to a range of health services within the Square Mile and beyond.
Partnership working with businesses and organisations both inside and outside
the City will effectively tackle the wider causes of poor health by substantially
improving the City’s air quality, promoting the recreational benefits of a healthy
lifestyle, and ensuring inclusive access to good quality open spaces and
recreational opportunities.
3.1.3. The City will have a network of high quality social and community facilities in
accessible locations to foster cohesive and healthy communities. Links with
neighbouring boroughs will be strengthened and closer co-operation will provide
a stronger sense of community and more efficient services.
3.1.4. There will be a mix of housing, located in or near identified residential
clusters, providing a high-quality living environment consistent with a city centre
location. Housing will not be appropriate where it would conflict with the City’s
global business role or result in poor residential amenity. Affordable housing will
be required on-site within the City. Where off-site contributions are exceptionally
allowed, they will be used to deliver to new affordable housing within and
outside of the City, principally on the City’s managed housing estates,
contributing to meeting London’s wider housing needs.
3.1.5. The City will remain a safe place to work, live and visit. Security measures
will be designed into new buildings and public spaces, whilst ensuring that the
City’s streets, walkways and open spaces are welcoming and inclusive. Where
necessary, an area-wide approach to delivering collective security will be sought
working with the City of London Police as a key partner.
3.1.6. Good building design and effective management of night time entertainment,
combined with a broad mix of uses, will reduce the potential for anti-social
behaviour and adverse impacts on residents and will help to maintain
residential amenity.
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3.1.7. The City Corporation will work with partners to ensure that high quality
training and learning facilities opportunities are accessible to all. and that
Tthe City’s higher education institutions continue to enjoy an international
reputation for excellence. City residents and those in neighbouring boroughs will
develop the skills needed to enter careers in the City and benefit from the City’s
prosperity. The City will offer equality of opportunity, accessibility and
involvement so that people from across London’s diverse communities will have
the chance to benefit from the many opportunities and facilities it offers.

Strategic Objective:
3.1.8. To contribute to the development of a flourishing society where people are
safe and feel safe, enjoy good health and wellbeing, have access to suitable
employment opportunities and housing in cohesive communities and live
enriched lives, achieving their full potential.

3.2 Support a Thriving Economy
The Vision….
3.2.1. The City will remain the world’s leading international financial and
professional services centre and a driver of the national economy, continually
innovating and developing new business areas and flexible ways of working,
including particularly in the technology and creative sectors, and delivering
inclusive and sustainable growth and prosperity for its communities, London and
the UK.
3.2.2. The quantity and quality of new development, particularly office-led
development, will meet growing business needs, supporting and strengthening
opportunities for the continued collaboration and clustering of businesses that is
vital to the City’s operation.
3.2.3. The City will be open to new business, new ideas and innovations and new
ways of working and collaborating, building upon the experience and
lessons learned through the Covid-19 pandemic. New reflected in office
business floorspace that is will be flexible and adaptable to meet creating
spaces for collaboration and innovation and meeting the demands of
different types of business occupiers and their workforces, including
incubators, start-ups and other small and medium sized companies. There is an
opportunity for the City’s cultural offer to be central to its recovery and
future resilience. Office space will be complemented by other accessible
commercial, cultural and leisure uses adding vibrancy and animation to the
City’s streets and benefitting the City’s diverse communities.
3.2.4. The number of business and tourist visits to the City will significantly increase
as the City is recognised for its world-class cultural and creative facilities.
Culture Mile will transform the north west of the City into a vibrant and inclusive
strategic cultural area of national and international stature.
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3.2.5. The quality and quantity of City’s retail facilities offer will adapt to
changing demands, offering a range of meanwhile and complementary
services to the City’s wider business and cultural offer and contributing to
the City’s development as continue to increase to meet rising demand, as
the City evolves into an evening and 7-day a week retail, leisure and cultural
destination. Retail growth will be focused on the traffic and environmental
Principal Shopping Centres of Cheapside, Liverpool Street/Moorgate,
Leadenhall Market and Fleet Street. Smaller retail, collaboration and cultural
uses units will be provided across the City, animating ground floor spaces and
meeting local worker and resident needs.
3.2.6. The City’s continued economic success will be underpinned by world-leading
digital connectivity and data services both within buildings and in the public
realm. The provision of utilities and infrastructure will anticipate the demands set
by the City’s growth, funded in part by new development through the
Community Infrastructure Levy and planning obligations.

Strategic Objective:
3.2.7. To support a thriving economy, maintaining the City’s position as a global hub
for innovation in financial and professional services, commerce and culture.

3.3 Shape Outstanding Environments
The Vision…
3.3.1. The City will be physically well connected and responsive. Sustainable travel
patterns and modes of transport will be promoted and public transport capacity
increased, principally through the opening of the Elizabeth Line, and the
Northern Line/Bank Station Upgrade.
3.3.2. The City’s streets will provide an attractive and safe environment for walking
and cycling. Pavement widening and reallocation of road space for
pedestrian or cycle use, allied with increased planting and greenery, will
provide more space for moving around, building on the initiatives put in
place during the Covid-19 pandemic. Traffic reduction and improvements to
the City’s streets and junctions will transform the safety, look and feel of the
City’s street network.
3.3.3. Partnership working with City businesses and developers will minimise the
number of delivery and servicing trips into the City and will reduce congestion
through consolidation and by re-timing trips to take place outside of peak
hours.The majority of last mile deliveries will be undertaken by zero emission
vehicles,and the City’s air quality will significantly improve as a greater share of
motorised traffic switches to electric or other zero emission modes.
3.3.4. Use of the River Thames by commuters and for freight and servicing will
significantly increase as the Thames becomes a major corridor for the
movement of people and the transport of materials including construction and
deconstruction materials, waste, freight and general goods.
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3.3.5. The City will remain a centre of world class architecture with flexible, and
adaptable and healthy buildings and a high quality of public realm for people
to admire and enjoy. Further tall buildings will be encouraged where they can
makea positive contribution to their surroundings and the skyline and provide
for the health and wellbeing of workers, adding to the tall building cluster in
the east of the City.
3.3.6. The City’s rich architectural and archaeological heritage will continue to be
conserved and enhanced. Historic buildings will be sympathetically adapted to
new uses where required this is appropriate, enabling them to play their part
in meeting the needs of the future City. New development will enhance the
City’s character and add value to the wider character and quality of London,
whilst respecting the setting, backdrop and views of St Paul’s Cathedral and
the Tower of London.
3.3.7. Buildings, streets and spaces will be inclusive, interesting, legible and fit for
purpose. Computer modelling, simulation and smart technology will be used to
ensure that new buildings, and the spaces between buildings, create an
environment which attracts businesses and people from across the world.
3.3.8. The City’s buildings, public realm and transport will be highly sustainable,
designed to make efficient use of natural resources, minimise emissions and
beresilient to natural and man-made threats. In partnership with public and
privatesector organisations the City will adopt new technologies to adapt
transition towards a zero emission future City by 20502040, in line with the
ambitions set out in the City Corporation’s Climate Action Strategy.
3.3.9. The City will be a much greener place, with additional planting in and around
new and existing buildings and the City’s streets and spaces, enhancing the
environment, contributing to health and wellbeing and mitigating the
impactsof pollution. New open and amenity spaces will be created including
through thecreation of new pedestrian routes, accessible and permeable
buildings, and the provision of amenity space at upper or roof levels. Public
access to private openspace will be encouraged. Biodiversity will be increased
by the inclusion of wildlife-friendly features in new and existing open spaces
and buildings.
3.3.10. The risk of flooding will be minimised by incorporating sustainable drainage
into new developments and the public realm, alongside measures to reduce
run-off and increase rainwater recycling. The Thames Tideway Tunnel will be
completed, greatly reducing storm discharges from the combined sewer
system and improving the quality of the water in the River Thames.
3.3.11. The City will become a Zero Waste City as developers, businesses and
residents adopt Circular Economy Pprinciples and reduce the amount of
wastethey produce whilst keeping resources in use for as long as possible.
More flexible building designs will reduce the need for redevelopment of
outdated office stock. Walbrook Wharf will continue to provide a facility for
transferring materials, including waste, by river barge, thereby reducing lorry
traffic in the City and across London.
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Strategic Objective:
3.3.12 To shape the future City, ensuring that it is physically and virtually well
connected, sustainable and responsive, resilient to natural and man-made
threats, and delivers outstanding buildings, streets, public spaces, and
heritageassets.

3.4 Key Areas of Change
The Vision….
Blackfriars
3.4.1. Redevelopment or refurbishment of existing buildings will provide new highquality office and commercial accommodation with active ground floors and
within an improved public realm and environment that better reflects the status
of the City. Easier access to the riverside walk and a safer and more pleasant
environment for all users, including pedestrians and cyclists, will be delivered.
Anew area of public realm open space at Blackfriars foreshore, created
through the Thames Tideway project, will introduce greenery to the riverside
and providea place for relaxation and recreation.

Pool of London
3.4.2 This area provides an iconic view of the City’s riverside, with There is an
opportunity for increased to increase vibrancy and vitality in this area
arisingfrom through greater use of the riverside walk, more leisure, retail and
cultural public uses at ground level and the provision of publicly accessible roof
terraces and spaces. Servicing of individual buildings will be improved through
the introduction of shared servicing bays and access points. The area will be
regenerated through the redevelopment or refurbishment of appropriate
riversidesites. The public realm and accessibility will be significantly improved,
contributing to an improvement in air quality. A higher quality pedestrian
route will be created between London Bridge and the Tower of London creating
a continuous attractive riverside park and walkway free of motorised traffic.
Easier pedestrian access across Lower Thames Street will encourage more
Cityworkers, residents and visitors to enjoy the riverside. Significant
improvements will be made to the environment and air quality along
LowerThames Street.

Aldgate, and Tower and Portsoken
3.4.3. Partnership working with the London Borough of Tower Hamlets, businesses
and residents will provide a framework for the delivery of improvements in this
area. Redevelopment and refurbishment will enhance the appearance and
vibrancy of this area, with a mix of offices, residential, retail, community and
cultural facilities, catering for residents, workers, students and visitors. The
openspace at Aldgate Square will be the focal point of a high-quality public
realm which provides better facilities for pedestrians and cyclists. Air quality will
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be improved particularly in proximity to St John Cass The Aldgate School and the
Middlesex Street and Mansell Street residential estates. Pedestrian connections,
permeability and wayfinding will be improved, especially through large development
sites and between Aldgate and Tower Gateway. Joint working withTfL and other
transport operators will deliver improvements in public transport capacity to meet
increasing demand. Residents will have improved access to education, health, training
and job opportunities relevant to their needs.

City Cluster
3.4.4. Office and employment growth will be successfully accommodated by a
cluster of dynamic, attractive, sustainably designed and appropriately scaled
tall buildings, providing an iconic image view of the City and enhancing its role
as a global hub for innovation in finance, professional services, commerce and
culture. Complementary retail, leisure, cultural and educational facilities will
support the City’s primary business function this primary focus on office
floorspace, principally through animating ground floor spaces. Additional
greening will be provided within and on buildings and in the public realm and air
quality improved. An area wide approach will be taken to security and estate
management to ensure the safety and comfort of workers and visitors, with a
high-quality public realm and environment that reflects the status of the area.
Freight and servicing deliveries will be reduced through off-site consolidation,
the re-timing of deliveries outside of peak hours and joint working with
occupiers.Pedestrian movement and permeability will be improved and with
priority given to pedestrians through the reallocation of road space on key
routes during daytime. Opportunities for cycling to, from and within the
Cluster will be improved alongside measures to improve pedestrian
access. Links to publictransport nodes and other parts of the City, including to
the Elizabeth Line at Liverpool Street Station, will be improved.

Fleet Street and Ludgate
3.4.5. The role of Fleet Street as a centre for the judicial judiciary and related
business in the City will be enhanced by the potential development of a new
court building and City of London Police Station. Partnership working with
TfL will deliver safety improvements to the junction at Ludgate Circus.
The role of Ludgate Hill as the primary approach to St Paul’s Cathedral
will be enhanced. Existing office accommodation will be retained and
improved to provide flexible floorspace and spaces to meet changing business
needs. Public realm and transportation improvements will deliver a high quality
environment which enhances the Principal Shopping Centre, the retail link and
the historic lanes, alleyways, churchyards and spaces that lead off the
processional route of Fleet Street and Ludgate Hill. Additional greening
within the public realm andon buildings, where appropriate, will deliver visual
improvements and improvements in air quality. Where appropriate, r
Residential development will be concentrated in lanes in and near identified
residential areas and alleyways away from Fleet Street and Ludgate Hill to
ensure a higher quality residential environment for residents.

21

Smithfield and Barbican
3.4.6. The Elizabeth Line will significantly enhance public transport accessibility in
this part of the City. The Culture Mile initiative including relocation of the
Museum of London to Smithfield and the possible development of a Centre
for Music alongside renewal of the existing Barbican Centre will provide
outstanding cultural facilities in landmark buildings. Beech Street will be
transformed into a more welcoming environment, with significantly improved air
quality, and the Beech Street/Long Lane axis will be the focus for a variety of
retail units shops and restaurants. The wider area will contain a broad mix of
uses, including residential, office, retail, hotel, leisure and cultural, while
temporary art and cultural installations will further animate the buildings and
public realm. The growth of creative enterprise will be particularly supported in
this area. The public realm will be enhanced with a distinctive look and feel,
creating attractive streetscapes and vistas. Evening and night-time activities will
expand and will be well-managed to protect residential amenity. Consolidation
ofthe City Corporation’s wholesale markets onto a single site outside of the
City will potentially allow the re-use of Smithfield Meat Market in whole or in
part for other uses compatible with its heritage status and the City
Corporation’s ambitions for Culture Mile. St Bartholomew’s Hospital will
continue to operate as remain a major centre of health excellence.
Additional greening, new open spaces and pedestrian and cycling priority
in appropriate locations will reduce Tthe potential for conflict between
vehicular access to commercial and residential uses, and allowing for more
effective management of the increased numbers of pedestrians will be
effectively managed.

Liverpool Street
3.4.7. The area will be enhanced, taking advantage of improvements in public
transport accessibility brought by the opening of the Elizabeth Line, and
opportunities presented by the remodelling of the Broadgate Estate.
Pedestrianroutes will be enhanced, and active frontages provided at ground
floor level to animate and add vibrancy to the area. Retail uses will be
encouraged, and improvements delivered to the public realm around Liverpool
Street Station. Additional greening will help to deliver air quality and
biodiversity improvements. Office use will continue to be the predominant use
but will provide more flexible and collaborative space to meet the needs of
potential start-ups and allow for business growth. Collaborative working
between businesses in this area, Tech City and creative industries within
Culture Mile willcreate an attractive and vibrant business eco-system.

Strategic Objective:
3.4.8. To ensure that the challenges facing the Key Areas of Change are met,
complementing the core business function of the City, supporting the
development of its global business offer and world-class cultural, heritage
andcreative facilities and distinguishing the City from other global centres.
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3.5 The Spatial Strategy
3.5.1

To deliver the City Corporation’s Vision and Strategic Objectives, a
balance needs to be struck between the competing demands for further
commercial and office growth, the rapidly growing workforce, the
growingcultural and visitor economies and the needs and expectations
of the City’s permanent residential population. An overarching
imperative is to ensure that the City of London transitions to a zero
carbon and zero emission City, improving air quality and delivering
additional greening to the City’s buildings and spaces.

3.5.2 The Local Plan will be implemented alongside the policies and strategy
of the London Plan, and particularly the London Plan’s principles of
Good Growth. The City Plan 2036 Spatial Strategy and the detailed
policies that follow set out how the balance between commercial,
residential, cultural and environmental aspirations will be delivered and
how the City of London will become a healthy, socially and economically
inclusive City forall.
3.5.3 Table 1 shows the scale of the projected growth in the main land uses in
the City over the period 2016 to 2036. These projections pre-date the
Covid-19 pandemic but the fundamental advantages and principles
underpinning growth in the City remain and, over the longer term life of
this Plan to 2036, growth is expected in line with the projections.
Land
Use
Offices

2016-2021

2021-2026

2026-2031

2031-2036

Total

750,000sqm

750,000sqm

250,000sqm

250,000sqm

2,000,000sqm

Retailing

73,500

73,500

24,500

24,500

196,000sqm

Housing

Average
141pa 20162019; 146pa
2019-2036
Average
166pa

Na

Na

Na

2,905

Na

Na

Na

2,670 rooms

Hotels

Table 1: Indicative scale and phasing of growth in main land uses 2016-2036

3.5.4 The distribution of the development set out in Table 1 reflects the City’s
primary business function and the expectation that office development
willcontinue to be the main land use and acceptable form of development
across the City. Table 2 illustrates the scale of development that could
take place in each of the Key Areas of Change and the rest of the City
through the implementation of the policies in this Plan and the
development pipeline. The figures are not prescriptive and are presented
as percentage ranges.
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Key Area
Smithfield and
Barbican
Fleet Street &
Ludgate
Liverpool Street

Offices
0 -10%

Retailing
10 – 20%

Hotels
10 – 20%

Housing
20 – 30%

10 - 20%

0 – 10%

0 – 10%

0 – 10%

10 – 20%

40 – 50%

0

0

Aldgate, Tower
& Portsoken
City Cluster

0 – 10%

0 – 10%

10 – 20%

10 – 20%

50 - 60%

10 – 20%

0 – 10%

0

Pool of London

0 – 10%

0 – 10%

0

0

Blackfriars

0 – 10%

0

0

0

Rest of the City

10 – 20%

20 – 30%

30 – 40%

30 – 40%

Table 2: Indicative distribution of development (% of floorspace, % hotel bedrooms and % housing units)

Spatial Strategy
The City Corporation will facilitate a vibrant, thriving and inclusive City,
supporting a diverse and sustainable London within a globally successful UK:
1.

Ensuring that the City is sustainable and transitions to a zero carbon and
zero emission City by 2040, delivering further urban greening and
improving air quality;

2.

Delivering sustainable growth following the Covid-19 pandemic, including
a minimum of 2 million m2 net additional office floorspace, and protecting
existing office floorspace to maintain the City’s role as a world leading
financial and professional services centre and to sustain the City’s
strategically important cluster of commercial activities within the Central
Activities Zone;

3.

Broadening the City’s appeal by ensuring new office developments deliver
healthy working environments and meet the needs of different types of
businesses, supporting specialist clusters such as legal and creative
industries and promoting a range of complementary uses;

4.

Supporting the development of cultural facilities and uses and
transforming the north west of the City into a vibrant strategic cultural
area of national and international status through the Culture Mile
initiative;

5.

Delivering at least 2,482 additional homes within the City by 2035/36 to
meet housing need and continuing to deliver new housing on City
Corporation estates and other appropriate sites outside of the City;

6.

Focusing new tall buildings in the existing cluster in the east of the City,
adding to the City’s distinctive and iconic skyline while preserving

strategic and local views of St Paul’s Cathedral and the Tower of London
World Heritage Site;
7.

Encouraging retail and other town centre uses that provide active
frontages throughout the City, while focusing significant retail
development in the four Principal Shopping Centres;

8.

Identifying seven Key Areas of Change where significant change is
expected in the period to 2036 and providing a policy framework to guide
sustainable change in those areas;

9.

Balancing growth with the protection and enhancement of the City’s
unique heritage assets and open spaces;

10. Ensuring that development and infrastructure provision are compatible
with the radical transformation of the City’s streets set out in the City’s
Transport Strategy;
11. Promoting greater use of the River Thames, regenerating and enhancing
the City’s riverside and reducing the risk of flooding.
3.5.5 The spatial strategy is illustrated indicatively on the Key Diagram and in
other figures and diagrams used in this Plan.
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Figure 4: Key Diagram
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4. Contribute to a Flourishing Society
4.1 Healthy and Inclusive City
Context
4.1.1. The City of London is a very densely built up area with a large daytime population
and limited open space. The City’s economic success means there is a high level
of construction activity, while the density of development and employment, delivery
and servicing requirements and the narrowness of many of the City’s streets all
contribute to traffic congestion. This can result in poor air quality, noise and light
pollution and a shortage of adequate open spaces, play andrecreational spaces,
impacting on the health of residents, workers and visitors.
4.1.2. The NPPF and the London Plan stress the importance of health and wellbeingand
the role that the planning system can play in improving this. Planning can support
strategies to improve health and cultural wellbeing and promote healthy
communities. Planning decisions can have an influence on people’s health,
particularly through the design and management of new development.
4.1.3. The City Corporation is committed to enabling a socially and economically n
inclusive environment in which nobody is disadvantaged. Everyone should have
equal opportunities to access buildings, spaces, job and training opportunities and
health, leisure and educational services. An inclusive environment is one that
recognises that everyone benefits from improved accessibility including disabled
people, older people, families with children, carers, people with temporary medical
conditions or impaired mobility and people who do not consider themselves
disabled. An inclusive City allows all communities, irrespective of their social and
economic position, to equally access the opportunities the City offers. This
includes communities in neighbouring boroughs that should feel welcome to
share in and contribute towards the City’s success.
4.1.4. An important element of this commitment is breaking down unnecessary physical
barriers and exclusions imposed on disabled people and others byarising from
the poor design of buildings and spaces. The needs of disabled people should be
considered at an early stage of the planning process and notconsidered separately
from the needs of others.
4.1.5. A wide range of elements contribute to a healthy and inclusive environment. The
transport and design policies in this Plan address relevant issues such as: Healthy
Streets, active travel and permeability; inclusive transport; mitigating the impacts of
pollution through the design of streets and public spaces; and providing adequate
shade and shelter. Green infrastructure policies highlight the benefits to
health and wellbeing of open spaces and greenery within the urban
environment.

27

Strategic Policy S1: Healthy and Inclusive City
The City Corporation will work with a range of partners to create a healthy and inclusive
environment, in the City promote social and economic inclusivity and enable all
communities to access a wide range of health, education, recreation and leisure
opportunities, by:
1. Implementing the principles of the City of London Corporation Joint Health and
Wellbeing Strategy;
2. Ensuring that the construction, design, use and management of buildings and the
public realm helps to protect and improve the health of all the City’s communities;
3. Requiring Health Impact Assessments on major of different levels depending on
the scale and impact of the proposed development proposals;
4. Requiring the design and management of buildings, streets and spaces to provide for
the access needs of all the City’s communities, including the particular needs of
those with disabilities or mobility impairment disabled people, older people
and people with young children;
5. Expecting developers and development to:
•

engage with neighbours before and during construction to minimise adverse
amenity impacts;

•

promote healthy buildings and the use of relevant standards that measure
health and well-being in buildings Well Building Standard;

•

improve local air quality, particularly nitrogen dioxide and particulates PM10
and PM2.5;

•

respect the City’s quieter places and spaces areas;

•

limit the City’s contribution to unnecessary light spillage and ‘sky glow’; and

•

address land contamination, ensuring development does not result in
contaminated land or pollution of the water environment.

6. Protecting and enhancing existing public health and educational facilities, including
St Bartholomew’s Hospital and existing City schools, working in partnership with
neighbouring boroughs to deliver accessible additional educational and health
facilities in appropriate locations;
7. Encouraging the further provision of both public and private health facilities.
Conditions may be attached to permissions for public healthcare facilities to
ensure their future retention;
8. Promoting opportunities for training and skills development to improve access to
employment, particularly for City residents and those in neighbouring boroughs;
9. Supporting facilities for the provision and improvement of Providing and
improving social and educational services through the City’s libraries;
28

10. Supporting nursery provision and additional childcare facilities where a need
exists;
11.
Protecting and enhancing existing community facilities and providing new
facilities where required; and
12.
Protecting and enhancing existing sport, play space and recreation facilities and
encouraging the provision of further publicly accessible facilities, including
publicly accessible facilities, within major developments and public realm
improvements.
Reason for the policy
4.1.6 The City Corporation’s Joint Health and Wellbeing Strategy considers three
distinct populations with different needs and health issues: residents, workers and
rough sleepers. Using data from the City and Hackney Joint Strategic Needs
Assessment, it identifies five priorities for health and wellbeing in the City:


Good mental health for all;



A healthy urban environment;



Effective health and social care integration;



All children have the best start in life; and



Promoting healthy behaviours.

4.1.7 The second of these priorities is the most relevant to tThe Local Plan has a
particular role in delivering a healthy urban environment, as it includes can
address issues such as poor air quality; relatively high levels of noise; a lack of
green space, community space and space to exercise; some overcrowding of the
housing stock; and road safety. The Joint Health and Wellbeing Strategy notes
there is strong evidence that the environment shapes wider health outcomes and it
seeks to “ensure health and wellbeing issues are embedded into the Local Plan
and major planning applications”.
4.1.8 The City’s population differs from other areas in that the daytime population is
dominated by workers, with residents forming a small but important community.
The number of City employees and residents is forecast to increase during the
Plan period, placing additional demands on the provision of health, education and
social services to the working and resident populations. City workers may find it
difficult to access health services where they live due to their working hours and
the provision of additional clinics and pharmacy services in the Square Mile could
play an important role in addressing their health needs.
4.1.9 The small permanent residential population in the City means that it is often not
economic to deliver effective services for City residents from locations within
the City. The City Corporation therefore works jointly with neighbouring boroughs
and service providers to ensure that cost effective services can be provided. For
example, the City Corporation is working jointly with Islington to deliver the City of
London Primary Academy Islington on a site which crosses the City/Islington
border boundary. The City Corporation will work with the City and Hackney
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Clinical Commissioning Group and other NHS and community organisations
to regularly assess the need for health and social care facilities locally and
sub-regionally.

Figure 5: Distribution of health facilities in and adjoining the City

4.1.10 The City is intensively occupied with large numbers of people working in office
buildings in close proximity. Many City employees work long hours and access
leisure, medical and entertainment opportunities within or close to their place of
employment. Research suggests that a poor working environment can have a
negative impact on the health of workers, and consequently their productivity. It is
therefore important that buildings are designed to promote the health and wellbeing
of everyone.
4.1.11 Advances in technology and an awareness of how office environments can
impact people’s mental and physical health has highlighted the importance of
striving to create a healthy City environment. A sense of community inclusion and
belonging is important for both physical and mental health. People who live in
cohesive communities with a wide range of employment opportunities, services,
infrastructure and low crime are less likely to suffer poor health. The City
Corporation established the Business Healthy programme in 2017 to support
businesses to promote the health and wellbeing of their employees.
4.1.12 Outdoor spaces and the public realm are under increasing pressure to provide
places for relaxation, amenity and flexible working whilst also providing for
relaxation and amenity. The location and nature of the City means that quieter
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areas, such as churchyards and open spaces, in the City cannot reasonably
be expected to be as quiet as similar areas in suburban locations.
Nonetheless, perceptions of tranquillity and quieter areas are often based on the
relative noise levels of an area compared to its surroundings, rather than absolute
noise levels. The City Corporation’s Noise Strategy 2016-2026 supports the
creation of tranquil areas in the City and promotes awareness of the
importance of protecting and enhancing these locations where possible.
Examples of quieter areas in the City are open spaces, parts of the Riverside
Walk, churchyards and housing estates. Research on traffic noise has found
that long-term exposure to noise above a certain level can have negative impacts
on physical and mental health. It is therefore important to protect the relative
tranquillity of some of the City’s open spaces to confer benefits to health and
wellbeing by providing places of respite from the City’s generally high ambient
noise levels.
4.1.13 The City is a relatively affluent area and is the third least deprived local authority
area in London. However, disparities exist. While the Barbican is amongst the 20%
least deprived residential areas in England, Mansell Street and Petticoat Lane
areas are amongst the 40% most deprived. The Local Plan can play a part in
tackling such disparities, for instance by securing training and skills programmes
through planning obligations associated with major development schemes.

Figure 6: Distribution of skills and education facilities in and adjoining the City
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How the policy works
4.1.14 To protect and enhance people’s physical and mental health, new development
should be designed to promote physical activity and well-being, through
appropriate arrangements of buildings and uses, access, increased green
infrastructure, and the provision of facilities to support walking and cycling. This
could include the provision of land or spaces for food growing, which can
help promote a more active lifestyle, improve social cohesion and mental and
physical health and well-being.
4.1.15 To facilitate the delivery of a healthy city, developers should engage with
neighbours before and during construction to ensure impacts on the amenity of
neighbours can be minimised.
4.1.16 Developers are encouraged to use established assessment methodologies,
such as Well Certification under the Well Building Standard, to ensure that
development contributes towards a healthy city. The Well Building Standard is
an There are several accreditation systems that attempts to measure the health
and well-being elements of building design, construction and operation and
how these building features impact on health and wellbeing. Compliance
requirements for the standard fit into seven key areas; air, water,
nourishment, light, fitness, comfort and mind. Each category is scored out of
10 and, depending on the total achieved, silver, gold or platinum certification
is achieved.
Health Impact Assessments will be required to support development in the
City. For developments of between 10 and 99 dwellings or between 1,000
- 9,999 m2 of commercial floorspace, developers should use the NHS London
Healthy Urban Development Unit’s Rapid Health Impact Assessment Tool for
preparing their HIA. This allows for a focused investigation of health impacts
and should address the most significant impacts and/or those most likely to
occur. Full Health Impact Assessments (HIA) should be submitted to support
planning applications for over 10,000 sqm GIA for commercial developments
or 100 or more residential units. Such assessments consider the impact on
people’s health of the development.
4.1.17 Major commercial developments should seek to reach outwards into the
community by providing relevant services and facilities which can benefit wider
health and contribute to ambitions to reduce single use plastics and other
waste, with health impacts such as publicly available drinking water, through
the use of public drinking fountains, as well as providing defibrillators and
publicly accessible toilets, for example through membership of the
Community Toilet Scheme. Signage at the front of buildings should be displayed
to make the public aware of the availability of these facilities.
4.1.18 Major commercial developments are also encouraged to provide space
which can be used for community needs such as public health facilities,
community, cultural or sporting activities. The adequate provision of
floorspace for these activities is vital for the health and well-being of the
City’s communities. Such space could be made available at an affordable
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rent and be accessible from street level independently from commercial
operations.
4.1.19 Changes to the Use Classes Order introduced in September 2020 have
included certain health and medical services such as clinics, health centres,
creches, day nurseries and day centres within the new Use Class E. This
means that such uses could be converted to a range of other Class E
commercial, business and service uses without planning permission. Given
the limited opportunities to replace such facilities in the City, conditions may
be attached to permissions for new public health facilities to ensure that the
impacts of any proposed later conversion to another use can be considered
through the planning application process. Conditions will not be applied to
private healthcare facilities.
Policy HLIC1: Inclusive buildings and spaces
New Development Buildings, open spaces and streets must meet the highest
standards of accessibility and inclusive design, ensuring that the City of London is:
inclusive and safe for all, regardless of disability, age, gender, ethnicity, faith or
economic circumstance;
convenient and welcoming with no disabling barriers, ensuring that everyone can
experience independence without undue effort, separation or special treatment;
responsive to the needs of all users who visit, work or live in the City, whilst
recognising that one solution might not work for all.
Reason for the policy
4.1.20 The built environment needs to be safe, accessible and convenient to improve
the quality of life for all City users and particularly for disabled and elderly people
and those with other mobility difficulties. Despite progress in building a more
accessible City, some people still experience considerable barriers to living
independent and dignified lives as a result of the way the built environment is
designed, built and managed. The outcome of embracing inclusive design should
be a City where people want to live, work and visit and which feels open and
welcoming to people from different backgrounds.
How the policy works
4.1.21 Developers will be required to submit Design and Access Statements which
demonstrate a commitment to inclusive design and engagement with relevant user
groups, including health and social care providers. Such engagement should
take place at the detailed design stage prior to submission of an application
to ensure maximum effectiveness and inclusive design within the building
and in the surrounding public realm. Design and Access Statements must
should include details both on how best practice standards have been complied
with and how inclusion will be maintained and managed throughout the lifetime of
the building.
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Policy HLIC2: Air quality
1. Developers will be required to effectively manage the impact of their proposals on air
quality. Major developments must provide an Air Quality Impact Assessment;
2. Development that would result in deterioration a worsening of the City’s nitrogen
dioxide or PM10 and PM2.5 pollution levels will be strongly resisted refused;
3. All developments should must be at least Air Quality Neutral. Developments
subject to an Environmental Impact Assessment should adopt an air quality
positive approach wherever possible. Major developments must maximise credits
for the pollution section of the BREEAM assessment relating to on-site emissions of
oxides of nitrogen (NOx);
4. Developers will be encouraged expected to install non-combustion low and zero
carbon energy technology where available;
5. A detailed Air Quality Impact Assessment will be required for combustion based low
and zero carbon technologies (e.g. biomass, combined heat and power), and any
necessary mitigation must be approved by the City Corporation;
6. Developments that include uses that are more vulnerable to air pollution, such as
schools, nurseries, medical facilities and residential development, will be refused if
the occupants would be exposed to poor air quality. Developments will need to
ensure acceptable air quality through appropriate design, layout, landscaping and
technological solutions;
7. Construction and deconstruction and the transport of construction materials and
waste must be carried out in such a way as to minimise air quality impacts to the
fullest extent possible. Impacts from these activities must be addressed within
submitted Air Quality Impact Assessments;
8. Air intake points should be located away from existing and potential pollution sources
(e.g. busy roads and combustion flues). All combustion flues should terminate above
the roof height of the tallest building in part of the development to ensure maximum
dispersion of pollutants.
Reason for the policy
4.1.22 Due to its location at the heart of London and the density of development, the
City of London has high levels of air pollution. Poor air quality can harm human
health, particularly for young people while their lungs are developing, and increase
the incidence of cardiovascular and lung disease. The City, in common with all
central London, so the whole of the Square Mile has been declared an Air
Quality Management Area, due to Nnational health-based objectives for the
pollutants nitrogen dioxide (NO2) and small particles (PM10) are not being met in
the City.
4.1.23 The City Corporation is working with a wide range of organisations to
address this problem and levels of NO2 are falling, although the health-based
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limits are still not met everywhere in the Square Mile. The City Corporation’s
Air Quality Strategy aims to ensure that air quality in over 90% of the Square
Mile meets the health-based Limit Values and World Health Organisation
(WHO) Guidelines for NO2 by the beginning of 2025. Limits set in European
Directives for particulate matter (PM10 and PM2.5) are generally met in the
City, except adjacent to the busiest roadsides in unfavourable weather
conditions. However, the WHO has identified health impacts even at very low
concentrations. The Air Quality Strategy aims to support the Mayor of
London to meet the tighter WHO Guidelines for PM10 and PM2.5 by 2030.The
City Corporation has also designated a Low Emission Neighbourhood in the
Barbican, Guildhall and Bart’s Hospital area of the City with the aim of
improving local air quality by reducing the amount of traffic and encouraging
and supporting low and zero emission vehicles in the locality.
4.1.24 The City Corporation’s Transport Strategy contains proposals to reduce
air pollution associated with road traffic in the Square Mile, including the
introduction of local Zero Emission Zones covering Barbican and Golden
Lane and the City Cluster by 2022. An interim two-way Zero Emission Street
at Beech Street will be implemented in 2020. While the main source of
pollutants in the City is currently has historically been road transport, but
following implementation of the Mayor’s Ultra Low Emission Zone in 2019 it is
forecast that a greater share of remaining air pollutants will be generated by
buildings. It is predicted that by 2020 buildings will account for almost over half of
NO2 emissions arising in the City. Tackling poor air quality requires a broad range
of actions, including reducing traffic congestion and supporting low emissions
vehicles, reducing emissions associated with combustion-based heating and
cooling systems, and limiting emissions linked with demolition and construction.
The addition of green space and planting on and around buildings and within the
public realm can help to trap particulate pollution.
How the policy works
4.1.25 The City Corporation’s Air Quality Strategy provides detailed information on the
air quality issues facing the City and the various actions being pursued by the
City Corporation and a range of partners to improve air quality. The Air Quality
SPD sets out specific guidance for developers on the City Corporation’s
requirements for reducing air pollution from developments within the Square Mile.
The City’s Corporation’s Code of Practice for Deconstruction and Construction
Sites and the Mayor’s Control of Dust and Emissions during Construction and
Demolition SPG provide guidance on procedures to be adopted to minimise the
impacts of demolition and construction activities on air quality.
The Air Quality SPD sets out the circumstances in which an Air Quality
Impact Assessment is required and provides guidance on the information
required. Such an assessment must be submitted for all major development.
4.1.26 Developers will be required to manage the impact of their proposals on
air quality, which should as a minimum be air quality neutral. Large-scale
developments that are subject to Environmental Impact Assessment
procedures should, in particular, propose methods of delivering an air
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quality positive approach which results in improvements to the City’s air
quality. The Mayor of London intends to produce guidance to inform the
preparation of statements for developments taking an air quality positive
approach.
Policy HLIC3: Noise and light pollution
1. Developers must consider the noise and lighting impacts of their development.
2. Internal and external lighting should be designed to reduce energy consumption,
avoid spillage of light beyond where it is needed and protect the amenity of lightsensitive uses such as housing, hospitals and areas of importance for nature
conservation.
3. A noise assessment will be required where there may be an impact on noisesensitive uses. The layout, orientation, design and use of buildings should ensure
that operational noise does not adversely affect neighbours nearby land uses,
particularly noise-sensitive land uses such as housing, hospitals, schools, nurseries
and quiet open spaces.
4. Any potential noise or light pollution conflicts between existing activities and new
development should be minimised. Where the avoidance of such conflicts is
impractical, the nNew development must include suitable mitigation measures such
as attenuation of noise or light spillage or restrictions on operating hours.
5. Noise and vibration from deconstruction and construction activities must be
minimised and mitigation measures put in place to limit noise disturbance near the
development.
6. Developers will be required to demonstrate that there will be no increase in
background noise levels associated with new plant and equipment.
7. Opportunities will be sought to incorporate improvements to the acoustic environment
and existing lighting schemes within major development.
Reason for the policy
4.1.27 The City has a complex, densely developed and intensively used built
environment in which space is at a premium and where multiple activities occur in
very close proximity. Therefore, the effective management of noise and light
pollution impacts applies to both development that introduces new sources of noise
and light pollution or and development that is sensitive to noise and light pollution.
4.1.28 Careful planning and design are required to ensure proper consideration
of key issues where lighting has an impact such as movement, safety,
security as well as the reduction of energy use and light pollution. Light
pollution is a particular problem where large commercial buildings have
lights on during the night, which can impact residential amenity.
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4.1.29 The main noise and vibration sources related to new developments in the City
are:
•

Construction and demolition work and associated activities, such as
piling,heavy goods vehicle movements and street works;

•

Building services plant and equipment, such as ventilation
fans, air-conditioning and emergency generators;

•

Leisure facilities and licensed premises, involving noise from
people andamplified music; and

•

Servicing activities such as deliveries, window cleaning and
buildingmaintenance.

4.1.30 Noise and light sensitive uses and developments in the City include
residential developments (including hotels and serviced apartments), health
facilities, schools and childcare provision and certain open spaces.
4.1.31 Planning and licensing regimes operate under separate legislative and
regulatory frameworks. The City Corporation will ensure that, as far as is possible,
a complementary approach is taken between planning and licensing to enable
consistency of advice and decision making. Policy CV4: Evening and Night-Time
Economy sets out the planning policy approach to evening and night-time
entertainment uses in the Square Mile.
How the policy works
4.1.32 The City of London Noise Strategy 2016-2026 identifies sets out the strategic
approach to noise in the City and the City Corporation’s Code of Practice for
Deconstruction and Construction Sites provides guidance on procedures to be
adopted to minimise the noise and vibration impacts of development. The use of
planning conditions or obligations will be considered where this could successfully
moderate adverse effects, for example, by limiting hours of operation.
4.1.33 When bringing forward major development proposals, developers are
encouraged to consider whether there may be opportunities to enhance the
existing acoustic environment, for instance by incorporating water features that can
aid relaxation and help to mask traffic noise. More information about this can be
found in the City’s Corporation’s Noise Strategy.
4.1.34 For noise sensitive developments, confirmation will be sought of appropriate
acoustic standards at the design stage. The City Corporation will apply the ‘agent
of change’ principle, meaning that the responsibility for mitigating the impact of
noise will fall on the new development.
4.1.35 The City Corporation has adopted a Lighting Strategy, which includes a range
of proposals to improve the quality of lighting across the City with specific
recommendations for different character areas. The Lighting Strategy includes
guidelines to help reduce light spillage and glare from retail and office premises,
and from signage. The redevelopment or refurbishment of buildings may present
opportunities to reduce the impacts of existing insensitive lighting schemes.
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Lighting proposals should take account of impacts on biodiversity and
should be designed to ensure an appropriate habitat to improve biodiversity
in the City. Particular attention should be paid to the impact of lighting on the
City’s bat population.

Policy HLIC4: Contaminated land and water quality
Where development involves ground works or the creation of open spaces, developers
will be expected to carry out a detailed site investigation to establish whether the site is
contaminated and to determine the potential for pollution of the water environment or
harm to human health and non-human receptors. Suitable mitigation must be identified
to remediate any contaminated land and prevent potential adverse impacts of the
development on human and non-human receptors, land or water quality.
Reason for the policy
4.1.36 When a site is developed, and ground conditions change there is potential for
contaminants to be mobilised, increasing the risk of harm. Site investigation should
establish whether the proposed use is compatible with the land condition. The
phrase term “non-human receptors” encompasses buildings and other property,
or ecological systems and habitats, which may be harmed as a result of
contaminated land or water.
How the policy works
4.1.37 Pre-application discussions will be used to identify the particular issues related
to environmental protection that are relevant to each development site. The City
Corporation has published a Contaminated Land Strategy and a Contaminated
Land Inspection Strategy, which provide details of the issues likely to be
encountered in different parts of the City and should be used for reference by
developers.

Policy HLIC5: Location and protection of social and community facilities
1. Existing social and community facilities will be protected in situ unless:
•

replacement facilities are provided on-site or within the vicinity which meet the
needs of the users of the existing facility; or

•

necessary services can be delivered from other facilities without leading to, or
increasing, any shortfall in provision; or

•

it has been demonstrated through active marketing, at reasonable terms for
public, social and community floorspace, that there is no demand for the
existing facility or another similar social or community use on the site.

2. The development of new social and community facilities should provide flexible,
multi-use spaces suitable for a range of different uses and will be permitted:
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•

where they would not be prejudicial to the business City and where there is no
strong economic reason for retaining office use;

•

in locations which are convenient to the communities they serve;

•

in or near identified residential areas, providing their amenity is safeguarded;
and

•

as part of major mixed-use developments, subject to an assessment of the
scale, character, location and impact of the proposal on existing facilities and
neighbouring uses.

3. Developments that result in additional need for social and community facilities will
be required to provide the necessary facilities or contribute towards enhancing
existing facilities to enable them to meet identified need.
Reason for the policy
4.1.38 Social and community facilities contribute to successful communities by
providing venues for a wide range of activities and services. As such they make a
significant contribution to people’s mental, spiritual and physical well-being, sense
of community, learning and education. Library and educational facilities for
children and those that support the City’s business and cultural roles are
particularly important. A definition of social and community facilities, with
reference to the Use Classes Order, is provided in the glossary.
How the policy works
4.1.39 Existing social and community facilities will be protected in situ, unless it can
be demonstrated to the City Corporation’s satisfaction that there is no demand from
social and community users for the facilities or that their loss is part of a published
asset management plan, in the case of non-commercial enterprises , or that
necessary services can be delivered from alternative premises without a
reduction in service provision. The presumption is that current facilities and uses
should be retained where a continuing need exists. If this is not feasible,
preference will be given to a similar type of another social and community use in
the first instance. Proposals for the redevelopment or change of use of social
and community facilities to an alternative use must be accompanied by
evidence of a lack of need for the existing facilities and a greater need for the
proposed new facilities.
4.1.40 Where existing social and community facilities are to be relocated, the
replacement facilities should be within the City. However, for services that serve a
wider catchment area, relocation outside the City, but within a reasonable distance,
may be acceptable. There may be advantages in locating organisations together
within multi-functional community buildings to maximise the efficient use of
resources. For example, the Artizan Street Library hosts community meeting
rooms, play groups and exercise classes as well as traditional library
facilities. Places of worship have the potential to accommodate a range of
activities on their premises which can help improve community cohesion.
Relocated facilities must be available to communities at a cost/rent equivalent to
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that charged prior to redevelopment. New facilities provided should similarly
provide space at a cost/rent that is affordable to the communities being served.
4.1.41 Where rationalisation of services would result in either the reduction or
relocation of social and community floorspace, the replacement floorspace must be
of a comparable size or provide a better quality of service standard to target
communities.

Policy HLIC6: Public conveniences toilets
The City Corporation will promote A a widespread distribution of publicly accessible
toilets which meet public demand will be provided by:
•

requiring the provision of a range of directly accessible public toilet facilities in
major retail, and leisure and transport developments, particularly near visitor
attractions, public open spaces and existing major transport interchanges.
Provision should be made for disabled people and their carers (changing
places toilets). Publicly accessible toilets should be available during normal
opening hours, or 24 hours a day in suitable areas with concentrations of
night-time activity;

•

supporting an increase in the membership of the Community Toilet Scheme;

•

resisting the loss of existing public publicly accessible toilets as a result of
redevelopment, and requiring the provision of replacement facilities, unless
adequate provision is available nearby; and

•

taking the opportunity to renew requiring the renewal of existing toilets
which are within areas subject to major redevelopment schemes and seeking
the incorporation of additional toilets in proposed developments where they
are needed to meet increased demand.

Reason for the policy
4.1.42 Inclusive and accessible toilet provision is essential to meet the needs of all
communities. Publicly accessible conveniences toilets are a particularly
important facility for a number of groups, such as the elderly, those with
disabilities, disabled and parents people with babies and young children,
pregnant women and others with chronic illnesses. They are also important
to meet the needs of tourists and visitors to the City and are a necessity in
areas where people spend considerable time such as tourist areas. It is
important when designing toilet provision to include cubicles for people with
ambulant mobility impairments which can also be suitable for some older
people and people who require additional space.
4.1.43 Areas of the City with concentrations of night-time entertainment require
adequate publicly accessible toilet provision to prevent fouling of the streets.
How the policy works
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4.1.44 The City Corporation provides public toilets and aims to provide a
distribution which effectively meets public demand, but this needs to be
supplemented by will require the provision of publicly accessible toilets in
major retail, and leisure, transport and commercial developments, secured
through legal agreements, or and through encouraging membership of the
Community Toilet Scheme. The City Corporation provides attended toilets
equipped with baby changing units and facilities for disabled people, while
automatic toilets provide a 24-hour service. The Community Toilet Scheme
allows the public to use toilet facilities in participating businesses, albeit that hours
are often restricted.
4.1.45 Publicly accessible toilets should be clearly signposted to ensure they are
easily found. The City Corporation has produced a free toilet finder app suitable for
use on mobile phones. Facilities should be maintained by the owner as part of the
overall maintenance of any development.
4.1.46 ‘Changing places’ toilets are not designed for independent use and should be
provided in addition to standard unisex disabled persons’ toilets, baby change and
family facilities, rather than as a replacement. Where publicly accessible toilets
are provided, Cconsideration should be given to the provision of self-contained
gender-neutral toilets.
Policy HLIC7: Sport and recreation
Existing public sport and recreational facilities will be protected in situ, unless:
• replacement facilities are provided on-site or within the vicinity that meets the
needs of the users of that facility; or
• necessary services can be delivered from other facilities without leading to, or
increasing, any shortfall in provision; or
• it has been demonstrated through active marketing, at reasonable terms for
sport and recreational use, that there is no demand for the existing facility or
alternative sport and recreation facilities which could be met on the site.
2. The provision of new sport and recreation facilities, particularly publicly accessible
facilities, will be encouraged:
•

where they provide flexible space to accommodate a range of different
uses/users and are accessible to all;

•

in locations which are convenient to the communities they serve, including
open spaces;

•

near existing residential areas;

•

as part of major developments subject to an assessment of the scale,
character, location and impact of the proposal on existing facilities and
neighbouring uses; and

•

where they will not cause undue disturbance to neighbouring occupiers.
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3. The use of vacant development sites for a temporary sport or recreational use will be
encouraged where appropriate and where this does not preclude return to the
original use or other suitable use on redevelopment.
Reason for the policy
4.1.47 There has been an increase in sport and recreational facilities in the City in
recent years, with much of the increase resulting from additional private gym
facilities within office developments and some hotels. The rapid growth in the
working population, as well as the increasing recognition of the importance of
healthy lifestyles, means there is a continued demand for these facilities.
How the policy works
4.1.48 While such facilities are important in meeting sport and recreational
needs, it will not always be necessary to prevent their change of use, due to
the fluid nature of the private market. The City Corporation will protect
existing public sports and recreation facilities in situ, where there is a need,
and encourage the provision of new public and private facilities. Where in
situ provision is not feasible, services should be delivered from other
facilities without reducing the level of provision. However, any proposals
involving the loss of public sport and recreational facilities must be accompanied
by evidence of a lack of need for those facilities. Current public facilities and uses
should be retained where a continuing need exists. If this is not feasible,
preference will be given to a similar type of sport and recreational use in the first
instance.
4.1.49 The loss of private facilities such as gyms through redevelopment or
change of use will be permitted where the replacement uses meet other
objectives in this Plan. Following changes to the Use Classes Order
introduced in September 2020, existing gyms and other indoor recreational
uses could be converted to a range of alternative Class E commercial,
business and service uses without planning permission, unless there are
specific planning conditions attached to a site which prevent this.
4.1.50 Open spaces and publicly accessible rooftops can provide valuable formal or
informal sports and recreational facilities in the densely built City environment. An
imaginative approach to multi-purpose structures in outdoor spaces can
allow seating and other street furniture to be designed to also facilitate
physical activities that promote health and fitness, such as stretching, sit
ups and markers for walking and running distances. Outdoor exercise is
beneficial but those exercising need to mindful of the safety of others and
the busy city centre context.
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Policy HLIC8: Play areas and facilities
The City Corporation will protect existing play provision and seek additional or
enhanced play facilities or space, particularly in areas where a need has been
identified, by:
•

protecting existing play areas and facilities and, on redevelopment, requiring
the replacement of facilities either on-site or nearby to an equivalent or better
standard;

•

requiring external play space and facilities as part of major new residential
developments;

•

where the creation of new play facilities is not possible, requiring developers to
work with the City Corporation to deliver enhanced provision nearby, or
provide financial contributions to enable the provision of facilities elsewhere;
and

•

promoting opportunities for informal play and play within open spaces where it
is not possible to secure formal play areas.

2. Play areas and facilities must be inclusive and not be located in areas of poor air
quality due to the negative health impacts on young children.
Reason for the policy
4.1.51 Play is essential for the healthy development of children and takes place in
both formal and informal spaces. Formal play spaces include areas specifically
designed and designated for play.
How the policy works
4.1.52 Due to the City’s large working population The high rate of development
in the City and the creation of new, and improvement of existing, public
realm there are creates opportunities to create for informal play spaces in the
City, which are not designated solely for that purpose but contain features that can
be used for imaginative play. These spaces would also benefit the increasing
numbers of children who visit the City.
4.1.53 Public realm spaces improvements and the creation of new open spaces
should be designed imaginatively to serve the needs of workers but also offer
informal play opportunities. Where the opportunity arises, the The City
Corporation plans to provide will enable appropriate sensory play areas in the
City for children, and young people and adults with special educational needs and
disabilities.
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Policy HL9: Health Impact Assessment (HIA)
The City Corporation will require development to deliver health benefits to the
City’s communities and mitigate any negative impacts by:
1. requiring all major development, and developments where potential health
issues are likely to arise, to submit a Healthy City Planning Checklist; and
2. requiring a Rapid or Full HIA to be submitted for larger-scale development
proposals.
The scope of any HIA should be agreed with the City Corporation and be
informed by City Corporation guidance on HIA. The assessment should be
undertaken as early as possible in the development process so that potential
health gains can be maximised, and any negative impacts can be mitigated.
Reason for the policy
4.1.54 The City of London is a densely built up central urban location. The scale
of development, the busy and congested streets and pavements, limited
open space and large numbers of workers can impact on people’s physical
and mental health.
4.1.55 Major development can impact on health in a variety of ways including
through noise and pollution during the construction phrase, increased traffic
movements and greater competition for limited open space. Equally,
development can deliver improvements such as improved access by walking,
cycling and public transport and the provision of opportunities to access
open and green spaces, exercise facilities, cultural and community facilities
and healthy food outlets.
4.1.56 HIAs provide a systematic framework to identify the potential impacts of
a development proposal on the health and wellbeing of the population and
highlight any health inequalities that may arise. The Covid-19 pandemic has
highlighted the important role that health impact assessments can play in
enabling developers to understand and plan for potential risks to health and
wellbeing.
4.1.57 HIAs can highlight mitigation measures that may be appropriate to enable
developments to maximise the health of communities.
How the policy works
4.1.58 Developers will be expected to identify potential impacts on health
resulting from all major developments in the City. To assist this process, the
City Corporation will publish guidance based on the NHS London Healthy
Urban Development Unit’s (HUDUs) HIA methodology but adapted to address
City specific issues.
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4.1.59 In line with the Mayor of London’s Social Infrastructure SPG, the level of
HIA required will depend upon the scale and impact of the development.
Desktop assessment
4.1.60 This draws on existing knowledge and evidence, often using published
checklists which provide a broad overview of potential health impacts. The
City Corporation will prepare a Healthy City Planning checklist for this
purpose, which will incorporate relevant elements of TfL’s Healthy Streets
Check to ensure that land-use and transport impacts on health are
considered in a coordinated way.
4.1.61 The Healthy City Planning checklist should be submitted with planning
applications for developments of between 10 and 99 dwellings or between
1,000m2 – 9,999m2 of commercial floorspace. It will also be required for
developments considered to have particular health impacts, including those
involving sensitive uses such as education, health, leisure or community
facilities, publicly accessible open space, hot food take away shops, betting
shops and in areas where air pollution and noise issues are particularly
prevalent.
Rapid HIA
4.1.62 This would require a more focused investigation of health impacts which
would normally recommend mitigation and/or enhancement measures. The
City Corporation will adapt the London HUDU Rapid HIA Tool to reflect the
City’s circumstances and will expect this to be used for developments of
10,000m2 or greater commercial floorspace or 100 or more residential units.
Full HIA
4.1.63 This involves comprehensive analysis of all potential health and
wellbeing impacts, which may include quantitative and qualitative
information, data from health needs assessments, reviews of the evidence
base and community engagement. A full HIA will be required on those
developments that are subject to an Environmental Impact Assessment and
could be included within the Environmental Statement to avoid duplication.
4.1.64 HIAs must look at the issue of health comprehensively, and not focus
solely on access to health services. Where significant impacts are identified,
measures to mitigate the adverse impact of the development should be
provided as part of the proposals or secured through conditions or a Section
106 Agreement.
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4.2 Safe and Secure City
Context
4.2.1 The City is a safe place to live, work and visit, with low rates of crime. The
continuing security and safety of the City is key to its success, whether as a base
for a company, a place to live or somewhere to spend leisure time. As a world
leading financial and business professional services centre, addressing potential
risks from fraud, terrorism and cyber crime is of critical importance.
4.2.2
The City of London has its own police force, which enables it to focus on the
City’s specific circumstances while playing a leading national role in combatting
economic and cyber crime. The City of London Police publish a three-year Policing
Plan, updated annually, which sets out priorities that address both its national and
local obligations. Current priorities are:
•

Counter terrorism;

•

Cyber crime;

•

Fraud;

•

Vulnerable people;

•

Roads policing;

•

Public order;

•

Violent and acquisitive crime;

•

Antisocial behaviour.

4.2.3
The Safer City Partnership brings together representatives from both statutory
and non-statutory agencies that contribute to the work of keeping the City safe. The
Partnership’s vision is for the City of London to be a safe place to live, learn, work,
and visit, study and socialise. The Partnership meets regularly and publishes a
Strategic Plan, which identifies the following outcomes for 2019-2022:. an
annual strategy document, which identifies key priorities. These currently
comprise:
•

Vulnerable people and communities are protected and safeguarded;

•

People are safe from violent crime and violence against the person;

•

People and businesses are protected from theft and fraud/acquisitive
crime;

•

Anti-Social Behaviour is tackled and responded to effectively;

•

People are safe and feel safe in the Night-Time Economy.
Supporting the Counter Terrorism Strategy through delivery of the
Prevent Strategy;
Violence against the person;
Acquisitive crime;
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Night time economy crime and nuisance;
Anti-social behaviour.
4.2.4
The Secure City programme is a joint initiative between the City
Corporation and City of London Police, intended to deliver significant
improvements to the safety of residents, workers and visitors. Drawing on
the success of historic approaches to security and the latest examples of
best practice from cities across the world, the programme will future-proof
security arrangements to meet emerging challenges such as protecting new
crowded spaces. The programme will integrate with other initiatives
including Smart City technology and Culture Mile and will align with this Plan
and the City Corporation’s Transport Strategy.
4.2.5
The City is home to the Central Criminal Court at the Old Bailey, the Rolls
Building court complex, the Mayor's and City of London Court, the City of London
Magistrate’s Court and The Inner and Middle Temples Inns of Court, together with
a number of legal firms.
Strategic Policy S2: Safe and Secure City
The City Corporation will work with the City of London Police and the London Fire
Brigade to ensure that the City is secure from crime, disorder and terrorism, and is able
to accommodate large numbers of people safely and efficiently by:
1. Minimising the potential for crime and anti-social behaviour by ensuring that
development proposals design out crime and encouraging a mix of uses and
natural surveillance of streets and spaces;
2. Implementing measures to enhance the collective security of the City against terrorist
threats, applying security measures to broad areas such as the Traffic and
Environmental Zone, major development schemes, or to the City as a whole;
3. Developing area-based approaches to implementing security measures where major
developments are planned or are under construction simultaneously, and in locations
where occupiers have requested collective security measures;
4. Ensuring that development proposals take Taking account of the need for
resilience in developments so that residential and business communities are better
prepared for, and better able to recover from, emergencies (including the promotion
of business continuity measures);
5. Requiring development proposals to meet the highest standards of fire safety.
Major development proposals must prepare and submit a Fire Statement
setting out how the development will address fire safety in the design,
construction and operation of the building.
Reason for the policy
4.2.6
Safety and security are important to the continuing role of the City of London as
a world leading financial and professional services centre, and as an attractive
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place to live and visit. Ensuring a safe and secure City requires close co-operation
not only between the City Corporation, and the City of London Police and the
London Fire Brigade, but also and between these agencies, the Metropolitan
Police, the British Transport Police, the Government and Judiciary and the Mayor
of London. Close working with developers and occupiers is also essential.
How the policy works
4.2.7
Security and fire safety features should be considered at the outset of the
design process to be most effective and avoid the need for retrofitting later during
the development process or following completion. Early engagement with the City
Corporation, and the City of London Police and the London Fire Brigade is
particularly important, including through the pre-application process.
4.2.8
The design of a scheme should create safe and accessible environments
where crime and disorder, and the fear of crime do not undermine quality of life or
social cohesion. Designs should take into account the most up-to-date information
and advice regarding security needs in the area, working with local advisors to
reduce vulnerability and increase resilience. Where appropriate, developers will
be required to contribute towards the funding of measures designed to
enhance security.
4.2.9
All development proposals must achieve the highest standards of fire
safety and developers must liaise at an early stage in the design process
with the City Corporation’s District Surveyor and the London Fire Brigade on
fire safety considerations, incorporating London Plan fire safety
requirements. Major development proposals must be accompanied by a Fire
Statement which sets out how the development will address fire safety in the
design, construction and operation of the building.
Policy SASC1: Crowded Places
All major developments are required to satisfy the principles and standards that
address the issue of crowded places and counter-terrorism by:
•

Conducting a full risk assessment;

•

Undertaking early consultation with the City of London Police on risk mitigation
measures;

•

Restricting or rationalising motor vehicle access where required; and

•

Ensuring that public realm and pedestrian permeability is not adversely
impacted, and that the design of the development considers the application of
Hostile Vehicle Mitigation measures at an early stage.

Reason for the policy
4.2.10 Places that are attractive, open and easily accessible can often become
crowded. Such places are a potential target for crime and terrorism and offer the
prospect of serious disruption or worse.
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4.2.11 Crowded places include mainline and underground stations, shopping centres,
bars and clubs which are all easily accessible. The high density of development,
the substantial daytime population and the high-profile of many City buildings and
businesses make the area a potential target for terrorism.
4.2.12 Measures such as traffic calming may be employed to limit the opportunity for
hostile vehicle approach. Other measures that have been taken in the City include
the City of London Traffic and Environmental Zone, which is the security and
surveillance cordon that surrounds the Square Mile. It consists of road barriers,
checkpoints and closed-circuit television cameras with the aim of slowing,
managing and monitoring vehicular movements entering the City. In 2016, the City
Corporation also approved an Anti-Terrorism Traffic Regulation Order (ATTRO), a
counter-terrorism measure that allows the City of London Police to close routes at
certain times, specified in the order, and divert vehicles away from the area to deal
with identified threats. Its purpose is to avoid or reduce the likelihood of danger
connected with terrorism or preventing or reducing damage connected with
terrorism.
How the policy works
4.2.13 A risk assessment should be submitted for approval by the City Corporation as
part of a planning application for major development or transport proposals. The
risk assessment should be proportionate to the nature of the risk identified
through consultation with the City of London Police and will typically which
includes:
•

Assessment of the risk of structural damage from an attack;

•

Identification of measures to minimise any risk;

•

Detail on how the perimeter is treated, including glazing;

•

Consideration of adjacent land-uses and commuter routes.

4.2.14 The City Corporation will liaise with the City of London Police in considering
and approving risk assessments submitted as part of a planning application.
Policy SASC2: Dispersal Routes
Applications for major commercial development and developments which propose nighttime uses must should include a Management Statement setting out detailed
proposals for the dispersal of patrons and workers from premises to ensure the safe
egress of people, minimise the potential for over-crowding and reduce the instances of
noise nuisance and anti-social behaviour, particularly in residential areas.
Reason for the policy
4.2.15 The City increasingly operates on a 24-hour, 7 day a week basis, with an
increase in evening and night-time uses. This will result in an increase in
pedestrian movements within the City as patrons enter and exit public houses,
bars, night-clubs and restaurants. Anti-social behaviour, including noise,
disturbance and odours arising from the operation of the premises can be
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disruptive to City residents and occupiers and proposals should seek to mitigate
any negative impacts that may arise, incorporating the Agent of Change principle.
4.2.16 The City’s daytime population places pressure on the City’s public realm at
peak times. It is therefore necessary to provide details of dispersal routes as part of
planning applications for major commercial developments to understand their
implications for movement and amenity.
4.2.17 The planning and design of dispersal routes should take into account the
needs of people with physical or mental disabilities and people with
restricted mobility.
How the policy works
4.2.18 The dispersal of patrons from premises, particularly late at night should not
have an unacceptable impact on the amenity of residents and other noise-sensitive
uses. Adverse impacts will require mitigation in line with Policy CV4: Evening and
Night-time Economy.
4.2.19 New mMajor commercial developments should incorporate measures to
reduce pedestrian flow at peak times or provide alternative routes to avoid overcrowding on existing streets to ensure the safety and security of the City and to
avoid further stress on the City’s public realm.
4.2.20 A Management Statement will be required, setting out the measures
incorporated into the scheme to mitigate the adverse impacts of night-time
economy uses. Early engagement with nearby residents and occupiers, as
well as the City of London Police and the City Corporation as Licensing
Authority, can help ensure that the measures contained in the Management
Statement are appropriate to local circumstances. Assessment of the
Management Statement will have regard to the City of London Noise Strategy, the
provisions of the City of London Statement of Licensing Policy and any submitted
licence application operating schedule.
Policy SASC3: Designing in Security
1. Security measures must be incorporated into the design of development at an early
stage avoiding the need to retro-fit measures that adversely impact on the public
realm or the quality of design. Applicants must liaise with the City Corporation and
the City of London Police and incorporate their advice into the scheme design as
required.
2. Security measures should be designed within the development’s boundaries and
integrated with those of adjacent buildings and surrounding public realm. Area-wide
approaches should be considered.
3. All development should be designed to minimise the need for Hostile Vehicle
Mitigation on the public highway. Developers will be expected to contribute towards
the cost of necessary and proportionate on-street mitigation of the risk of vehicle
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attacks in the vicinity of their developments, or within a wider area where areabased security measures are proposed.
4. Where mixed use schemes are proposed, developments must provide independent
primary and secondary access points, ensuring that the proposed uses are separate
and self-contained.
5. All security measures which are expected to be more than very short-term should be
sympathetic to surrounding buildings, the public realm and any heritage assets, and
must be of a high-quality design.
6. An assessment of the environmental impact of security measures will be required. It
should address the visual impact and impact on pedestrian flows.
Reason for the policy
4.2.21 Measures to design out crime, including counter-terrorism measures,
should be integral to development proposals and may be applicable to
crowded spaces around a development as well as the building itself. Security
measures should be proportionate to the risk and the likely consequences of
an attack, deter terrorism, assist in the detection of terrorist activity and help
mitigate its effects. Late consideration of security in developments can be more
costly, inefficient, and less effective, and can have a negative impact on the
architectural quality and design of a building and the surrounding public realm.
These difficulties can be avoided by considering security at the early design stage.
How the policy works
4.2.22 All new developments must incorporate appropriate security provision to
reduce the risk and the likely impact of an attack. It is not always possible to
provide security measures wholly within the building or development site,
particularly when there is a need to provide stand-off distances to protect against
potential vehicle-borne attacks, or where the building line is immediately bounded
by public highway. Security features for individual buildings on the public highway
should be a last resort when all other alternative proposals have been exhausted
including the scope for an area-based approach.
4.2.23 A collective approach to security is likely to be more effective than an individual
building approach, particularly in areas of high-density development such as the
City Cluster. The City Corporation will use s106 planning obligations requiring
developers to contribute to Mmeasures to enhance collective security, where
appropriate. measures when designing major developments will be
welcomed.
4.2.24 In considering the impact of new development on the public realm, the City
Corporation will take into account the need for additional security measures within
the public realm to reduce the risk to individuals from motor vehicles and the
potential for vehicles to mount pavements. Developers will be expected to
contribute towards the cost of on-street mitigation of the risk of vehicle attacks in
the vicinity of their developments, through the use of s106 planning obligations.
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4.2.25 Developments should aim to achieve a high level of natural surveillance of all
surrounding public areas including the highway. Mixed use developments can
generate greater activity and surveillance, but a mix of uses within individual
buildings may give rise to problems of security, management and amenity. The
provision of independent primary and secondary access points will be required so
that proposed uses are separate and self-contained. In appropriate
circumstances, use of CCTV should be considered.
4.2.26 Early engagement with the City of London Police and the City Corporation is
essential to ensure that security measures are appropriate to evolving
threats. Where the development has an impact on heritage assets, early
discussion with Historic England is also recommended.
4.2.27 Design and Access Statements should incorporate recommendations from the
City of London Police, City Corporation and ‘Secured by Design’ principles or
equivalent, setting out how security has been considered at the design stage.
Advice in the City Corporation’s Public Realm Technical Manual should be
incorporated into proposals to ensure developments offer a lasting contribution to
the streets and spaces of the City.
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4.3 Housing
Context
4.3.1 Housing is vital for the City’s future economy and its communities. A
shortage of housing, particularly affordable housing, is one of the main
barriers to future business and community growth in the City and across
London. High quality, affordable housing is also essential to meet the
housing needs of those of the City’s communities on lower incomes.
4.3.2 The permanent residential population of the City, estimated to be around 7,400
8,000, is small in comparison to the daily working population in excess of
480,000 520,000. The GLA’s 2016-based projections suggest that the City’s
population (excluding those with main homes elsewhere) will have a modest
increase to approximately 10,000 by 2036. When As the City’s housing stock
increases the resident population does not increase in proportion as many
residential units are used as second homes or for short term letting. The 2011
Census indicated that there were 1,400 second homes in the City of London.
4.3.3 The majority of the City’s housing is concentrated around the edge of the City
in four estates (the Barbican, Golden Lane, Middlesex Street and Mansell
Street). Other residential clusters areas are located in Smithfield, the
Temples, parts of the riverside (Queenhithe), Fleet Street (City West), Carter
Lane and around Botolph Lane. Most residential units developed in the City
are flats with one or twobedrooms, which is consistent with the need
assessment of unit sizes recommended in the City of London Strategic
Housing Market Assessment (SHMA) 2016. There have also been a number
of developments providing shorter term accommodation (short lets or serviced
apartments).
4.3.4. Most new residential development has been located in or near existing residential
areas in accordance with Local Plan policy. This allows greater opportunity to
protect residential amenity and deliver a high-quality residential environment.
Residential clustering reduces potential conflict with commercial and office uses,
and the areas are more easily serviced with facilities required by residents.
There may be occasional opportunities for new residential development on
appropriate sites near residential areas, such as through there-use of
heritage assets, where the potential to meet future office needs maybe limited
by site-specific considerations.
4.3.5. References to housing in this Plan include market, intermediate and affordable
housing (comprising social rented housing, affordable rented housing and
intermediate housing), hostels, sheltered and extra-care special needs housing.
It also includes innovative housing products, such as Built toRent and CoLiving accommodation which are likely to have an increasing role in meeting
future housing needs, particularly for City workers at an earlystage of their
careers. Student housing is addressed separately will contributetowards
meeting general housing need at the national ratio of 2.5 student rooms to 1
residential unit.
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Housing requirement
4.3.6 The NPPF sets out a standardised approach to assessing housing need and
requires strategic planning authorities to follow this approach in setting housing
targets in Local Plans. The City of London Local Plan is, however, required to be
in general conformity with the London Plan, which sets an annual a housing target
for the City and the London boroughs.
4.3.7
The draft London Plan’s strategic framework 2017 includes Policy SD5
which indicates that residential development is inappropriate in the
commercial core of the City of London. Within this context it requires the City
of London to deliver 146 1,460 new homes each year during the period 2019/20 –
2028/29, with the annual average rate continuing beyond 2028/29 until such time
as the London Plan is further reviewed. In Policy S3 the City’s housing
requirement is expressed as a total of 2,482 dwellings for the Plan period to
2036, which represents the 10-year London Plan target of 1,460 dwellings
plus the combined annual average of 146 dwellings for the seven years post
2028/29 (1,022 dwellings). The housing requirement beyond 2028/29 will be
kept under review and may need to be altered to ensure general conformity
with any subsequent review of the London Plan. The draft London Plan 2017
also includesd a target that an annual average of 74 740 units should be provided
on small sites of less than 0.25 hectares in size over the 2019/20 – 2028/29
period.
4.3.8
Different assessment methods provide different figures for local housing
need. The City’s 2016 SHMA assessed the level of housing need, including the
needs of those requiring supported and specialised accommodation in the
City, over the period 2014-36 using the latest population and household
projections. The SHMA, and identified an objectively assessed need for an annual
average of 126 dwellings per year. Using the national standard method for
assessing local housing need at the time of preparing this Plan, the City’s
minimum annual local housing need figure over the ten-year period from
2020 to 2030 would be 112.
4.3.9
The City Corporation recognises considers that the wider housing needs
across London support the case for a higher level of housing in the City than
indicated by the City’s SHMA. This draft Local Plan therefore seeks to meet the
draft London Plan housing target of 146 dwellings per year., which has been
applied to the whole of the Local Plan period as explained above.
4.3.10 Housing delivery in the City is impacted by the volatile nature of the
wider London housing market. If past volatile trends continue, new housing
delivery in the City is likely to fluctuate from year to year and monitoring and
delivery performance should therefore be assessed against overall delivery
in the period up to 2028/29, rather than on an annual basis. The City
Corporation’s has prepared a Housing Trajectory which shows that the supply of
small and larger windfall sites, together with large sites in the development
pipeline, will provide sufficient capacity to meet the London Plan annual average
monitoring housing target of 146 additional homes per year by 2028/29 (see
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Figure 7: City of London Housing Trajectory 2018 below). It is anticipated that
there will be a sufficient supply of housing to achieve London Plan targets up
to at least 2026 on the basis of sites in the development pipeline and past
trends.
Figure 7: City of London Housing Trajectory 2018

4.3.11 The City Corporation’s Article 4 Direction, which removes permitted
development rights for the change of use of offices to residential,Tthe size
and commercial character of the City and the priority given to commercial
development through London Plan Policy SD5, all mean that new housing
development in the City of London has been delivered through ‘windfall’
development rather than through the allocation of sites. City Corporation
monitoring shows that in the period 2011/12 to 2021/22, completions and
permissions on windfall sites will have delivered an annual average of 198
dwellings per year. Past evidence demonstrates that the reliance on windfalls
has delivered a steady stream of new housing, meeting and exceeding target
requirements. It is anticipated that windfalls will continue to deliver the majority of
housing. The City Corporation has also published a brownfield land register on its
website, identifying land that is suitable for residential development in accordance
with government requirements.
4.3.12 The Mayor of London prepares a Strategic Housing Land Availability
Assessment (SHLAA) for London, providing guidance on the amount of land
potentially available in the City for residential development. The 2017 SHLAA
prepared to inform the draft London Plan 2017 identifies a potential supply of
large housing sites in the City in the period 2019-2029 of 527 dwellings and
an annual average of 74 dwellings on sites under 0.25 hectares, based on
past trends. This provision would be sufficient to meet London Plan housing
targets up to 2029. Beyond 2029 and up to the end of the Local Plan period, it
is expected that further windfalls will come forward to ensure that the City of
London can meets its housing requirements for the longer term. In the event
that monitoring demonstrates that insufficient housing land is coming
forward, the City Corporation will review this Plan or bring forward a partial
review relating to housing land supply.
4.3.13 The City Corporation will continue to support the delivery of new market and
affordable housing on its own housing estates and other appropriate land holdings
outside the Square Mile in fulfilment of its ambition to deliver a significant number
of new homes and contribute towards the delivery of new housing to meet
London’s wider housing needs.
4.3.14 The City Corporation is the strategic housing authority for the City of
London and a landlord responsible for over 1,900 social tenanted properties
and over 900 leaseholder properties across London. The City Corporation
provides over 1,500 social housing units on 11 estates that it owns and
manages outside of the City of London in the six London boroughs of
Southwark, Islington, Lewisham, Lambeth, Hackney and Tower Hamlets. This
is in addition to social housing provided within the City.
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4.3.15 The City Corporation has committed to play a leading role in tackling the
housing shortage in London with a pledge to build hundreds of new social
homes and thousands of additional mixed tenure homes. The City Corporation
aims to deliver around 900 at least 700 new social homes on City-owned land
and housing estates with potential for renewal and expansion. Where these
homes are outside of the City, the City Corporation normally seeks joint
nomination rights with the host borough to ensure that the housing can meet
both City of London and host borough housing need. by 2025, with potential
for up to The City Corporation as a strategic landowner across London is
seeking to deliver a further 3,000 further new mixed tenure homes on other
sites delivered in partnership with other providers, in recognition of the need for
additional housing across London to meet housing needs.
4.3.16 The City Corporation’s plans to build new homes have encouraged both
public and private sector partners to propose development opportunities and
potential joint ventures. Options to increase the supply of new homes
beyond the City Corporation’s own sites are being explored. The planned colocation of the City Corporation owned and managed wholesale markets
(Smithfield Meat Market, Billingsgate Fish Market and New Spitalfields Fruit
and Vegetable Market) onto one site in Dagenham would provide an
opportunity for mixed use redevelopment which could include housing.
Billingsgate is a 5-hectare site next to Canary Wharf and New Spitalfields is a
13-hectare site in Leyton.

Affordable Housing
4.3.17 The City of London is an expensive area to live in. The SHMA ONS data
shows that the affordability ratio of lower quartile house prices to lower quartile
residential earnings in 2013 2016 was 13.44 17.51, above the London average
of 13.32 and the England average of 6.91, the seventh highest in London and
significantly above the national average of 6.45, or the inner London average
of 10.00. The City of London SHMA shows that Rrental prices in the City were
also significantly above the London-wide average or the average for inner London,
indicating a significant problem of affordability. Overall, the SHMA suggests a need
for an additional 69 affordable dwellings per year to meet affordable housing
needs.

Gypsy and traveller accommodation
4.3.18 The draft London Plan indicates that, in the absence of an up to date local
gypsy and traveller needs assessment, boroughs should use the need figure
set out in Table 4.4 of the London Plan. This table indicates needs should be
assessed using the mid-point figure of need in the GLA’s 2017 Gypsy and
Traveller Accommodation Topic Paper. This indicated that there is no need for
specific gypsy and traveller accommodation in the City of London. This
assessment is consistent with earlier assessments undertaken by the Mayor.
The City Corporation will work with the Mayor and London Boroughs in the
preparation of a London-wide Gypsy and Traveller Accommodation Needs
Assessment.
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Strategic Policy S3: Housing
The City Corporation will protect existing housing and amenity and provide encourage
additional housing in the City concentrated in or near the identified residential areas to
meet the City’s needs,. This will be achieved by:
Making provision for a minimum of 2,482 net additional dwellings between
2019/20 and 2035/36 an annual requirement of 146 additional residential units
in the City up to 2036:
•

guiding encouraging new housing development to on appropriate
sites in ornear identified residential areas;

•

protecting existing housing where it is of a suitable quality and in a
suitablelocation;

•

exceptionally, allowing the loss of isolated residential units where
there is apoor level of amenity; and

•

refusing new housing outside the residential areas which where it
wouldprejudice the primary business function of the City or be
contrary to Policy OF2.

2. Ensuring sufficient affordable housing is provided to meet the City’s housing need
and contributing to London’s wider housing needs by requiring residential
developments with the potential for more than 10 units to:
•

ensuring the delivery of a minimum of 50% affordable housing on public
sector land; and

•

requiring residential developments with the potential for 10 or more units
to provide a minimum of 35% affordable housing on-site. eExceptionally,
provide 60% of new affordable housing may be provided off-site, or through
an equivalent cash-in lieu payment, if evidence is provided to the City
Corporation’s satisfaction that on-site provision cannot be satisfactorily
delivered and is not feasible and viable; and

•

provide providing a mix of affordable tenures, addressing identified need in
the City of London, including social or London affordable rented housing and
intermediate housing (living rent, shared ownership or other genuinely
affordable products) for rent or sale.

3. Requiring a publicly accessible viability and feasibility assessment to be submitted to
justify any proposals that do not meet on-site or off-site affordable housing
requirements in this policy. Where policy targets are not able to be met when an
application is decided, the City Corporation will require an upwards only review
mechanism to be applied to ensure that the benefits of any subsequent uplift in
values or reduction in costs are reflected in affordable housing contributions.
4. Ensuring that other new land uses within identified residential areas are
compatible with residential amenity.
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5. Requiring 10% of new dwellings to meet Building Regulation requirement M4(3)
‘wheelchair user dwellings’ and 90% of new dwellings to meet Building Regulation
requirement M4(2) ‘accessible and adaptable dwellings’.
Reason for the policy
4.3.19 London has a severe housing shortage caused by a growing population and an
inadequate supply of housing units. The lack of suitable and affordable housing
has been identified by many businesses and business groups as a key constraint
to further economic development and investment. The scale of housing proposed
will contribute towards meeting local and wider London housing needs whilst still
ensuring that the City remains predominantly a commercial office centre of national
importance. New and innovative models of providing housing, including Build
to Rent and Co-living, will be encouraged to meet changing housing needs.
4.3.20 New housing in the City may be suitable for people that need to live near their
workplace, especially key workers. Housing Suitably located housing in the City
can address local housing need and make a modest contribution to alleviating the
housing shortage in London and relieving pressure on the transport system.
4.3.21 The London Plan includes a detailed policy which supports Build to Rent
developments. Build to Rent accommodation is specifically designed for renting,
and is typically owned by institutional investors, offers the potential for longer
term returns for investors and importantly, longer lease terms and security
for tenants. The City Corporation and will be supported Build to Rent in or
near the City’s residential areas and where it meets the detailed requirements in
the London Plan.
4.3.22 The City Corporation considers that there is potential within or near the
identified residential areas for Co-living accommodation and will encourage
such provision on appropriate sites. Co-living accommodation will typically
provide private ensuite bedrooms, shared social spaces and co-working
spaces with the latest smart technology. They are often suitable for people at
early stages of their career when their ability to afford self-contained
accommodation may be limited.
4.3.23 Where appropriate, the City Corporation will support the appropriate
regeneration of residential estates in the City where it will deliver improved
living conditions for existing tenants and provide additional housing to meet
housing needs.
4.3.24 Many households in London already require accessible or adapted
housing to lead dignified and independent lives. More Londoners are living
longer and with the incidence of disability increasing with age, older people
should have the choice of remaining in their own homes rather than moving
to alternative accommodation.
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How the policy works
4.3.25 To ensure that permissions for new housing are built out in a timely
fashion, developers should provide information on the expected completion
date for new residential development. The City Corporation will keep this
under review and expect developers to liaise with the Corporation where it
becomes apparent that anticipated completion dates cannot be achieved.
4.3.26 There is a presumption in national policy and the London Plan that new
affordable housing associated with housing development should be provided
on-site. The City Corporation will expect developers to deliver on-site affordable
housing on in new housing development above the affordable housing threshold
unless it can be demonstrated through robust assessments that on-site provision is
not feasible or viable and that off-site provision would better deliver mixed and
inclusive communities than on-site provision.
4.3.27 The City Corporation requires commercial development to make a financial
contribution towards off-site affordable housing delivery instead of delivering
mixed use development including housing on commercial sites. These
contributions are used to deliver new affordable housing principally on City
Corporation housing estates within and outside the City of London.
4.3.28 Land within the City is an expensive and limited resource and there is a policy
priority to deliver new office floorspace to strengthen its strategically important
business role. The City Corporation therefore also works with housing partners to
deliver new affordable housing on sites in the City fringe and in neighbouring
boroughs, principally on City Corporation-owned housing estates, utilising
commuted sums from commercial and housing developments within the City. This
approach has been supported by the GLA and has provided affordable housing in
locations in or near the City that meet local housing need, whilst making the best
use of scarce City land for strategically important commercial activity. Although
some affordable housing provision outside the City will continue to be
funded by contributions from commercial development in the City, However,
the presumption in this Plan is that new housing development in the City should
provide affordable housing on-site.
4.3.29 The draft London Plan and the Mayor’s adopted Affordable Housing and
Viability Supplementary Planning Guidance set a strategic target for 50% of all new
homes across London to be affordable, with a minimum threshold of 35%
affordable housing on all developments comprising more than 10 units or which
have a combined floorspace greater than 1,000m2. The Mayor has adopted a
threshold approach to the consideration of applications for housing.
Schemes which meet or exceed 35% affordable housing, or 50% on public sector
land, are not required to submit viability information. Where an application does
not meet these requirements, a viability assessment is required and the
development will be subject to viability review as development progresses.
4.3.30 In light of the Mayor’s approach and the shortage of available affordable
housing to meet the needs of London’s workforce, a minimum of 35% affordable
housing will be required on residential schemes in the City, with an ambition to
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deliver higher levels of affordable housing where this is viable. On public sector
owned land, the higher 50% target set out in the London Plan will be applied.
The presumption is that affordable housing provision should be made on-site
and all sites will be expected to deliver at least the minimum required level of
affordable housing. Off-site provision or cash in lieu contributions will only
be accepted in exceptional cases. In exceptional cases where off-site provision
or cash in lieu contributions is are considered to be acceptable in principle, 60%
affordable housing will be sought to avoid creating a financial benefit to the
applicant relative to on-site provision the off-site provision, or the financial
contribution, will be set at a level which captures the full uplift in value when
delivering 100% market housing. This will ensure that the development is not
more viable when the affordable housing obligation is satisfied through offsite provision or a cash in lieu payment in comparison to on-site delivery.
The level of off-site provision, or the amount of the cash in lieu payment,
must be sufficient to deliver at least the same number, size and type of
affordable homes that would be required on-site. Further guidance on
affordable housing requirements, including the methodology for calculating the
level of cash-in lieu or off-site contributions required are will be set out in the City
Corporation’s Planning Obligations SPD. This SPD will be kept under review and
periodic adjustments made to amended as required levels of to ensure
financial contributions in light of evidence of changes in keep pace with the
cost of delivering affordable housing and will continue to be sufficient to meet
the full affordable housing requirements set out in this Plan.
4.3.31 Developments which propose lower levels of affordable housing, or where a
developer considers particular circumstances exist that make a policy
compliant scheme unviable, will need to be supported by robust viability
assessments. These assessments will be published alongside other publicly
accessible planning application information on the City Corporation’s website. The
City Corporation will also commission an independent review of submitted
assessments, with the cost of this review being met by the applicant.
Consideration of viability and overall levels of affordable housing should take place
at pre-application stage to avoid unnecessary delays in the determination of
submitted planning applications.
4.3.32 The requirement for on-site affordable housing in this Plan must be reflected in
the price paid for land for residential development in the City. If a developer
overpays Overpaying for a site, this will not be regarded as an appropriate
justification for failing to meet the affordable housing target.
4.3.33 Where a viability assessment demonstrates that the Plan’s affordable housing
targets cannot be met, the City Corporation will normally require an upwards only
review mechanism to be included within any s106 planning obligation to ensure
that any increases in scheme value or reduction in cost are appropriately reflected
in increased affordable housing contributions. The detailed wording and timing of
these review mechanisms will be determined on a case by case basis, having
regard to the City Corporation’s Supplementary Planning Guidance Document
and Supplementary Planning Gguidance prepared by the Mayor in support of
the London Plan.
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4.3.34 Various types of affordable housing products are included within the national
definition of affordable housing. The draft London Plan indicates that a minimum of
30% should be low cost rented homes, including social rent and London affordable
rent, and a minimum of 30% should be intermediate products, such as shared
ownership. The remaining 40% should be determined by the relevant borough
based on identified need. The City’s SHMA found that the need for intermediate
housing products was relatively low and that social rented units would most
successfully address the City’s affordable housing needs. However, different and
innovative forms of affordable housing are being developed and the viability and
suitability of particular tenures is likely to change over the Plan period. The tenure
of affordable housing will therefore need to be determined on a site by site basis,
having regard to evidence of need in the City and London Plan requirements.
Developers should liaise with the City Corporation’s Department of Community and
Children’s Services to determine an appropriate mix for proposed schemes.
4.3.35 The term ‘intermediate’ housing covers a range of different housing types,
including shared ownership products, other low-cost homes for sale and
intermediate rent. The City Corporation will take a flexible approach towards
intermediate housing, based on the circumstances of each site, and will encourage
provision that meets the needs of essential local workers where possible.
Policy HS1: Location of New Housing
1. New housing will be located encouraged on suitable sites in or near identified
residential areas. Within these areas a mix of appropriate residential, commercial
and other uses will be permitted.
2. New housing must not:
•

prejudice the primary business function of the City, or result in the loss of
viable office accommodation, contrary to Policy OF2;

•

inhibit the development potential or business activity in neighbouring
commercial buildings and sites; or

•

result in poor residential amenity within existing and proposed development,
including excessive noise or disturbance.

3. Where existing residential estates are being redeveloped, an increased number of
residential units will be expected and the existing affordable housing on-site
must be re-provided with at least the equivalent floorspace and tenure of affordable
housing. Affordable housing which is re-provided must be offered to existing tenants
at rents and service charges equivalent to those in the properties being replaced.
Reason for the policy
4.3.36 The City is a busy and sometimes noisy place, with a high density of
development and business activity 24 hours a day at all times during the day
and evening, 7 days a week which has the potential to cause disturbance to
residents. Large parts of the City are unsuitable for new housing because they it
could have an adverse impact on the City’s primary business role and its ability to
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operate 24/7 and would be likely to have poor residential amenity. The draft
London Plan indicates that residential development is inappropriate in defined
identified parts of the City to ensure that the current and future potential to
assemble sites and deliver office development is not compromised by residential
development. Elsewhere in the City, offices and other strategic functions of the
Central Activities Zone should be given greater weight in planning terms than
residential development, except in wholly residential streets or predominantly
residential neighbourhoods.
4.3.37 The City’s policy approach is therefore to encourage locate new housing to
be located within or near the identified existing residential areas shown in Figure
78, where reasonable residential amenity consistent with a central London location
can be achieved. This approach helps to minimise disturbance to residents within
the clusters areas, while reducing potential conflict with the development and
operation of commercial uses.

Figure 8 7: Residential Areas

4.3.38 Due to the size and unique character of the City, all new housing has
previously come forward on ‘windfall’ brownfield sites through the redevelopment
or conversion of existing buildings as opportunities arise. This pattern of housing
delivery is projected to continue throughout the life of this new Plan, delivering
sufficient new housing over the Plan period to meet London Plan targets.
There has been is no need to allocate sites in the Local Plan to meet housing
targets.
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How the policy works
4.3.39 To accord with office floorspace policy OF2, applicants proposing the
redevelopment involving the loss or change of use of existing office
accommodation must provide robust evidence to demonstrate that the site is not
suitable and viable for longer term office use and the proposal will not prejudice
the primary business function of the City. However, the City Corporation will
take a more flexible approach to the loss of office floorspace in appropriate
circumstances, where development Wwithin or near the residential areas will
provide additional housing. This could be particularly appropriate where the
proposed housing offers Build to Rent or Co-Living accommodation suitable
for workers at an early stage of their careers. if the City Corporation is
satisfied that the loss of an office site is justified by the evidence provided,
then redevelopment to provide residential use may be appropriate. Further
details are set out in the Office Use SPD.
4.3.40 Residential development will not normally be permitted along streets which
have high levels of noise and air pollution unless robust evidence is submitted
which demonstrates how the development will mitigate the impact of that noise and
pollution.
4.3.41 Regeneration of housing estates will often involve the redevelopment of
existing homes. Regeneration schemes should deliver an increased number of
dwellings, where this is compatible with the delivery of a high-quality living
environment for existing tenants. Existing affordable housing must be replaced
at an equivalent tenure and offered to existing tenants at rents and service charges
levels equivalent to those in the properties being replaced. This will help protect
established local communities.
Policy HS2: Loss of housing
The net loss of existing housing units, including the amalgamation of residential
units, will not be permitted except where:
•

they provide poor amenity to residents which cannot be improved; or

•

they do not have a separate entrance; or

 large scale office development would be prejudiced by the retention of
isolated residential units; or
•

exceptionally, they are located outside identified residential areas and their
loss would enable beneficial development for the business City.

Reason for the policy
4.3.42 The net loss of existing housing units will be resisted because of the limited
opportunities to replace that housing stock it in the City. This policy will also be
applied to proposals for the amalgamation of adjoining residential units
unless the existing accommodation is of such poor quality that it cannot
provide a reasonable standard of amenity, or the proposed unit would meet a
clearly identified need for larger family accommodation. Exceptionally the net
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loss of existing housing may be acceptable, particularly outside residential areas
where the development of offices will have a significant beneficial impact for the
City. Isolated residential units outside identified residential areas can suffer poor
amenity and can be adversely affected by the operation of the business City.
Housing units outside identified residential areas are more likely to suffer,
such as noise nuisance and other disturbance due to non-residential uses in close
proximity, including clubs and pubs, and can be adversely affected by the
operation of the business City.
Policy HS3: Residential environment
Within identified residential areas, tThe amenity of existing residents will be protected
by resisting uses which would cause unacceptable disturbance from noise
disturbance, fumes and smells and vehicle or pedestrian movements likely to cause
undue disturbance.
1. New noise-generating uses should be sited away from residential uses where
possible. Where residential and other uses are located within the same development
or area, adequate noise mitigation measures must be provided within the new
development and, where required, planning conditions will be imposed to protect
residential amenity.
2. All development proposals should be designed to avoid minimise overlooking and
seek to protect the privacy, day lighting and sun lighting levels to adjacent residential
accommodation.
3. All new residential development proposals must accord with the ‘Agent of Change’
principle, demonstrateing how potential adverse noise impacts on and between
dwellings will be mitigated by housing layout, design and materials, in accordance
with the ‘Agent of Change’ principle. This principle is also applicable when new
housing proposals might otherwise constrain existing uses.
4. The cumulative impact of planning applications for individual developments on the
amenity of existing residents will be considered.
Reason for the policy
4.3.43 The City is predominately a centre of business, with activity taking place 24
hours a day at all times during the day and evenings, 7 days a week. This
sometimes results in noise and disturbance to residents from new commercial
development and commercial activities nearby. While the City Corporation will
endeavour to minimise noise and other disturbance to residents it is inevitable that
living in such a densely built-up area will result in some disturbance from a variety
of sources, particularly outside the identified residential areas.
4.3.44 The avoidance of need to minimise overlooking and overshadowing of
residential accommodation is a consideration in the design and layout of both new
residential buildings and other development. However due to the density of
development in the City avoidance of overlooking it may not always be possible
to entirely avoid any impacts on amenity.
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How the policy works
4.3.45 The ‘Agent of Change’ principle makes developers responsible for addressing
at the design stage the environmental and other impacts of development on
existing neighbouring occupiers. Applicants for development near to existing
residential properties should identify potential impacts on residential amenity and
set out measures to mitigate those impacts within their Design and Access
Statements or other supporting application documents. Where required, planning
conditions will be imposed to limit hours of operation and servicing within
predominantly residential areas. Policy CV4 addresses evening and night-time
economy uses, while Policy HL3 seeks to minimise noise and light pollution.
4.3.46 New residential development will also be subject to the Agent of Change
principle and should include sufficient mitigation to ensure that the amenity of
prospective owners or tenants is not compromised by existing uses in the vicinity.
Policy HS4: Housing quality standards
All new housing must be of a high-quality design and of a standard that facilitates the
health and well-being of occupants and neighbouring occupants, and:
•

meets London Plan housing space standards;

•

meets standards for Secured by Design or similar certification; and

•

maximises opportunities for providing communal open and leisure space for
residents.; and

•

provides amenity space for individual units, where possible including
outdoor space.

Reason for the policy
4.3.47 All new housing, including changes of use to housing from other uses, will
be expected to provide well designed, high quality living environments, both
internally and externally, incorporating principles of inclusive, secure and
sustainable design.
How the policy works
4.3.48 Housing development should comply with the requirements in the London Plan
and the Mayor’s London Housing Design Guide, unless it would not be feasible to
do so because of site specific factors. The layout should incorporate sufficient
space and facilities for waste, and recycling bins and disabled and cycle parking.
4.3.49 Amenity space for residents could include gardens, roof top gardens/terraces,
private balconies and the provision of new sports and recreational facilities. Play
space should also be included in line with the requirements in Policy HLD8. There
should be no distinction between amenity spaces and play areas for private
and affordable housing residents. Proposals which seek to restrict access to
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such areas by affordable housing tenants will be refused. Daylight and sunlight
to dwellings is addressed in the Design section of the Plan.

Policy HS5: Short term residential letting
1. Short term residential letting of domestic permanent residential premises for over
90 days in a calendar year will not normally be permitted as such a change of use it
would reduce the stock of permanent housing in the City and may adversely impact
the amenity of existing residents.
2. Short term residential letting to provide residential accommodation for
commercial purposes will not be permitted unless the units are contained within a
separate building built for this purpose and will not be permitted if mixed with
permanent residential accommodation within the same building.
3. Where short term residential letting is permitted for commercial purposes, conditions
will be imposed to prevent any later changes to permanent residential use in
unsuitable accommodation or locations.
Reason for the policy
4.3.50 The City of London is primarily a commercial office centre. There is a
small stock of permanent residential properties and this stock needs to be
maintained and increased to ensure that the City can continue to meet its
assessed housing need. Loss of residential accommodation to short-term
letting would reduce the overall stock of permanent housing and the City’s
ability to meet its housing need. At the same time, there is some demand for
residential accommodation that can be let on a short-term basis to provide
for the needs of the City’s business community, particularly for visiting
workers. Such short-term accommodation has a role to play but should not
be mixed with permanent residential accommodation.
How the policy works
4.3.51 Under the Deregulation Act 2015, short term residential letting for less than 90
days in a calendar year of domestic premises liable for council tax does not require
planning permission. Letting for periods of more than 90 days in a calendar year
would require permission.
4.3.52 Short term residential lets of more than 90 days in a calendar year within
domestic premises will not normally be permitted as they would reduce the stock of
permanent housing in the City, possibly jeopardise housing delivery targets, and
adversely impacting on the amenity of existing residents.
4.3.53 Change of use of short term residential letting accommodation to permanent
dwellings will normally be permitted where housing and amenity standards are met
and the location accords with Policy HS1.
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4.3.54 The provision of short term lets Short term residential letting of a nondomestic property for commercial purposes can help to meet the accommodation
needs of business visitors and may be suitable within identified residential
areas. Such residential letting can have significant impacts on the amenity of
neighbours by reason of noise, disturbance, and occasionally anti-social behaviour.
For this reason, wWhere such accommodation is proposed, the units should be
contained in a separate block that is designed and managed for this purpose rather
than forming part of a mixed block of short term and permanent residential units or
short term residential lets and commercial activities.
4.3.55 The requirement for the provision of affordable housing in Policy S3 applies to
the commercial provision of self-contained short let residential accommodation.

Policy HS6: Student housing and hostels
1. Proposals for new student accommodation and hostels should support the City of
London’s primary business function and will be refused only be permitted
where they do not would:
•

prejudice the primary business function of the City, or result in the loss of
suitably located and viable office buildings or sites floorspace, contrary to
Policy OF2;

•

result in an excessive concentration of student housing and/or hostels;

•

have an adverse impact on the residential amenity of the area; and

•

involve the loss of permanent residential accommodation.

2. Proposals for Purpose-Built Student Accommodation (PBSA) must should be
supported by identified further or higher educational institutions operating in the City
of London or the Central Activities Zone and must provide accommodation for
their own students.
3. 35% of student housing on a site should be secured as affordable student
accommodation as defined through the London Plan and associated guidance.
4. The loss of existing student housing and hostels to other suitable uses which are in
accordance with other Local Plan policies will be permitted where there is no longer
a need to provide accommodation for CAZ based universities or there is evidence
that student accommodation is impacting on residential or business amenity.
Reason for the policy
4.3.56 The demand for student accommodation in London continues to grow. Higher
education provision is a key part of London’s attractiveness as a World City
and supports the City of London’s commercial role. However, the City is
primarily a commercial area and opportunities for residential development in the
City are limited and Sstudent housing may represent an opportunity lost for to
meet other housing needs in residential areas.
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How the policy works
4.3.57 New Purpose-Built Student Accommodation (PBSA) will only be permitted
when should be supported by an identified further or higher educational institution
for the housing of its own students. To reduce the need to travel between
student accommodation and educational institutions, PBSA providers should
seek support from institutions within the City or the Central Activities Zone
through nomination agreements in line with London Plan requirements.
Nomination agreements, secured by s106 agreements, will be required for all
affordable student accommodation. A Section 106 agreement will be required
which limits occupation to students studying at the stated further or higher
education institution, in or near the City.
4.3.58 The Housing Delivery Test establishes a national ratio that every 2.5
Every three student bedrooms in PBSA that are completed equate to meeting
the same housing need as one conventional housing unit and contribute to meeting
the City’s housing target at the this ratio. of three bedrooms being counted as a
single home.
4.3.59 National space and accessibility standards do not apply to student
accommodation, but other Plan policies require inclusive and high quality
design, which will assist in ensuring the needs of students with disabilities
are accommodated.
4.3.60 New student accommodation must not impact adversely on the amenity
of existing residents or occupiers, either individually or cumulatively with
other student accommodation developments. The Agent of Change principle
will apply to new student accommodation.
4.3.61 Hostels can contribute to providing accommodation for vulnerable
homeless people. The City Corporation’s Homelessness Strategy outlines
how the Corporation will seek to reduce the incidence of rough sleeping in
the City through collaborative working with outreach services, health
services, the City of London Police, businesses and others. The Strategy
seeks to provide appropriate accommodation options for homeless people,
including through the use of s106 contributions to deliver new affordable
housing or hostels. Hostels may be acceptable within or near identified
residential areas, where the amenity of existing occupiers is protected.

Policy HS7: The Temples
Within the Temples adjustments between professional and residential accommodation
will be permitted where:
•

the overall balance of residential and professional chambers is maintained;

•

it is important to the functioning or character of the Temples, or to the
continuing use of their buildings.
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Reason for the policy
4.3.62 The Inner and Middle Temples are two of the Inns of Court which provide
accommodation for the legal profession in the south west of the City between Fleet
Street and the River Thames. Along with other nearby Inns of Court and the Royal
Courts of Justice in Westminster, the Temples form part of a specialist legal cluster
which is recognised in the London Plan.
4.3.63 The Temples mainly contain barristers’ chambers, together with other
accommodation for Members of the Bar. The Inner and Middle Temples have a
strong collegiate atmosphere due to the mix of residential and commercial uses.
This mix of uses contributes to the historic interest and high environmental quality
of the area and should be maintained.
How the policy works
4.3.64 In determining applications, the City Corporation will have regard to the
importance of the continued existence of a residential, and office and support
uses element in the Temples and the contribution that this makes to their special
character. However, the need of the Temples to rationalise and refurbish
chambers in order to maintain an efficient business and professional community is
recognised.
Policy HS8: Older persons housing
The City Corporation will aim to ensure there is a sufficient supply of appropriate
housing available for older people by:
•

making provision for a minimum of 170 net additional dwellings for older
persons between 2019/20 and 2035/36;

•

supporting development that meets the specific needs of older people;

•

supporting development that replaces existing provision for older people with
better provision that addresses care needs or fosters independent living; and

•

ensuring new development is inclusive and accessible to all to allow
people to continue living in their own homes; and

•

resisting development that involves the net loss of housing for older people.

Reason for the policy
4.3.65 The City of London has an ageing resident population profile, in line with
national demographic trends. Some people will wish to remain in their own
homes, with suitable adaptations, or may choose to move into specialist
housing which caters for the needs of older people, with varying degrees of
support. The City of London SHMA identifies a need for 67 specialist older
person units over the life of the Plan, and the London Plan has an indicative figure
of 10 units per year.

69

How the policy works
4.3.66 The City Corporation will work with developers to encourage the provision of
sufficient accommodation suitable for older people, including provision of specialist
older persons accommodation, where feasible, to meet identified needs identified
in the City of London SHMA. Housing suitable for older persons, including
sheltered housing, is provided by the City Corporation on its land and
estates, inside and outside of the City. Provision outside the City may assist
in meeting the need for older persons housing for City residents through
nomination rights. Specialist older persons housing should deliver
affordable housing in line with Policy S3. Some older or disabled residents
may need regular visits from carers and healthcare professionals and the
provision of visitor parking would support their ability to live in their own
homes. This issue is addressed in Policy VT3.
Policy HS9: Self and custom housebuilding
The City Corporation will encourage developers to consider the potential for
provision of self and custom build units within large residential schemes.
Reason for the policy
4.3.67 The Self Build and Custom Housing Building Act 2015 requires councils to
create a public register of individuals and groups who are interested in acquiring a
plot to use for a self-build or custom build home. The City Corporation launched its
own register for prospective self-builders in 2016.
How the policy works
4.3.68 There are no large areas of unused land in the City of London that would
provide an opportunity to create serviced building plots. Furthermore, self-build and
custom-build are likely to involve lower density development, which would conflict
with policies in the Plan which seek to maximise housing supply. Given these
constraints, the City Corporation considers that the best prospect for bringing
forward suitable land will be in conjunction with large housing developments where
units can be built to shell and core and individually fitted out.
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5. Support a Thriving Economy
5.1 Offices
Context
5.1.1. The City is London’s historic business core and today represents the largest
concentration of office-based employment in the capital. It forms a world leading
international financial and professional services centre, renowned for its financial,
insurance and legal sectors which are the main office occupiers. However, tThe
City is evolving, with seeing a rapid increase in serviced offices and co-working
providers, which offer more flexible workspace options and attract a more diverse
range of occupiers including technology, creative enterprise and media companies.
5.1.2. The whole of the City forms the business cluster and is suitable for further
commercial development. There are, however, residential clusters areas within
the City where a mixture of residential and commercial uses will be permitted (see
Policy S3).
5.1.3.
There were City was home to 17,980 23,580 businesses and 483,000
522,000 workers in the City in 2016 2018 and employment is projected to continue
to grow over the long term. Over 98% of all the City businesses are Small and
Medium Enterprises (SMEs) with fewer than 250 employees; 80% have fewer than
10 employees.
5.1.4.
The intense concentration of business occupiers in a small area is a key part of
the attraction for companies looking to move into the City. The agglomeration, or
clustering of businesses is a vital part of the City’s operation and contributes to its
reputation as a dynamic place to do business.
5.1.5.
The City lies wholly within London’s Central Activity Zone (CAZ) where the
London Plan promotes further economic and employment growth. Prior to the
Covid-19 pandemic, Tthe GLA projectsed that employment in the City of London
employment will grow by 116,000 from 2016 to 2036, of which approximately
103,000 employees are estimated to be office based. London’s rapidly growing
population will also create the demand for more employment and for the space
required to accommodate it.
5.1.6.
The Covid-19 pandemic is having significant health, wellbeing, social and
economic impacts globally. The City of London has not been immune to
these impacts and has seen a significant shift in working patterns to flexible
and remote working, with major reductions in City footfall and use of the
City’s retail, leisure and cultural assets. Flexible working patterns are likely
to continue in some form for most businesses and employees post Covid,
within a blended approach to office working. The likely reduction in office
occupation densities due to Covid presents an opportunity for City offices
and businesses to reinvent themselves and the way that they work.
Economic modelling by the GLA suggests a gradual return of economic
activity and a return to economic and employment growth. At the same time,
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the fundamentals underpinning the City’s success, its locational advantages
and the benefits of collaboration and co-operation remain. Alongside
continued investor and developer interest in the City as a place in which to
do business, these fundamentals suggest that the City will continue to
prosper and, over the life of this Plan, will see further employment growth
and a need for additional office, creative and collaboration space.
5.1.7.
The United Kingdom’s exit from the European Union will also have short and
long-term effects on economic and employment growth depending on the detailed
of future trading arrangements to be agreed. Whatever those arrangements
London’s strong underlying strengths mean that it is necessary to plan for
continued growth to ensure that the City remains a global financial and
business centre.
5.1.8.
The City Corporation will continually review employment and office
growth trends and the economic impacts of the Covid-19 pandemic and the
UK’s departure from the European Union and will bring forward a review of
this Plan to address changing trends, where necessary.

Figure 8: Office distribution

Strategic Policy S4: Offices
7

The City Corporation will facilitate significant growth in office development of the highest
quality to meet projected economic and employment growth by:
1. Increasing the City’s office floorspace stock by a minimum of 2,000,000m2 net during
the period 2016 to 2036, to meet the long-term economic needs of the City and
accommodate projected employment growth, phased as follows:
•

2016 – 2021

750,000m2

•

2021 – 2026

750,000m2

•

2026 – 2031

250,000m2

•

2031 – 2036

250,000m2

2. Ensuring that new floorspace is designed to be flexible to allow the transformation
and adaptation of space to support new uses and for different types and sizes of
occupiers and to meet the needs for a variety of workspace types suitable for of
SMEs, innovative and start-up companies and those requiring move-on
accommodation.
3. Where appropriate, Eencouraging the provision of affordable office workspace that
allows small and growing businesses the opportunity to take up space within the City.
4. Protecting existing office stock from being lost to other uses where there is an
identified need or where the loss would cause harm to the primary business function
of the City. Where necessary, conditions may be attached to permissions for
new office floorspace to secure its long-term use for such purposes.
Reason for the policy
5.1.9.
The City of London is a world leading international financial and professional
services centre and has a nationally important role in the economy. To maintain
this position, it is vital to ensure that sufficient office floorspace is available to meet
projected employment growth and occupier demand and that additional office
development is of high quality and suitable for a variety of occupiers. The overall
office floorspace target of 2,000,000m2 is derived from the estimated growth in
office employment between 2016 and 2036 and represents a 23% increase in
floorspace. Details of the floorspace calculation are set out in the City
Corporation’s Office Floorspace Target Evidence Document.
5.1.10. Notwithstanding the short term impacts of the Covid-19 pandemic on
occupier demand and construction activity, the City has a robust
development pipeline. In March 2020, approximately two-thirds of the total
office floorspace target had either been completed since the baseline date of
2016 or was under construction. While the long term impacts of the
pandemic on the office market are uncertain, flexible working has become a
key part of the business environment and it seems likely that many City
workers will choose to spend at least part of the week working remotely
rather than from the office. However, this trend is expected to be
counteracted by a shift towards lower occupation densities and the provision
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of more breakout space within offices. The overall impact on floorspace
demand may therefore be broadly neutral.
5.1.11. In 2016, 25% of take-up of office floorspace in the City of London was from
“Media and Tech” firms, compared to 28% from “Financial” companies, indicating
an increasing shift away from the dominance of financial services, and an
increasing demand from new types of occupiers. In 2018, there were
approximately 41,000 persons in the City employed in Creative Industries.
This broader range of occupiers is creating requirements for a broader range of
office types as a response to changes in the market.
5.1.12. Demand for Incubator, Accelerator and Co-Working (IAC) floorspace is
predicted to continue to grow across London and this type of accommodation is
seen as important to the growth of SMEs. Delivering these types of workspace
within the City will meet the needs of smaller businesses in particular and help to
grow both the City and the wider London economy.
5.1.13. As well as providing flexible space, it is important to ensure that there is
floorspace that is affordable to start-up and growing businesses. Accommodation
costs are a major overhead for new businesses and rents in the City can be
prohibitive to new occupiers. The City has seen substantial growth in the
serviced and co-working office market in recent years and flexibility of lease
arrangements provides a range of opportunities to accommodate both new
and growing businesses. At present there is no evidence that a specific
policy requirement for subsidised workspace is needed in the City, but
developers are encouraged to consider a range of leasing structures,
including below market rents, where appropriate. The City Corporation is
working closely with neighbouring boroughs to ensure that affordable
workspace and move-on accommodation needs can be accommodated, in
particular providing signposting and assistance to businesses in finding
suitable office accommodation.
How the policy works
5.1.14. Strategic Policy CS41 indicates the amount of floorspace required to meet the
forecast employment growth and will encourage the flexible floorspace needed to
attract and retain a range of occupiers.
5.1.15. The delivery of floorspace in the City will be phased across the plan period,
with indicative phasing targets identified in the Policy. Phasing allows for short term
monitoring of progress in meeting floorspace targets and effective planning for
supporting services and infrastructure. A significant amount of office floorspace is
under construction in the City, much of which will be completed in the first 2
phasing periods. It is expected that 75% of the floorspace target will be achieved
by 2026, with the remaining 25% in the latter phases.
5.1.16. The City Corporation has made an Article 4 Direction which will come into
force on 31 May 2019. This Direction removinges permitted development rights
for the change of use of offices (B1a) to dwelling houses (C3) across the whole of
the City. The Direction is consistent with the approach to office development and
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protection of offices set out in this Plan. and with the national exemption from
permitted development rights, which has operated in the City of London
since May 2013 and been extended to 30 May 2019.
5.1.17. Changes to the Use Classes Order introduced in September 2020 mean
that offices could be converted to a range of other Class E commercial,
business and service uses without planning permission. Given that the
largest past losses of office accommodation in the City have been to
residential or visitor accommodation uses, this change is not expected to
pose a significant risk to the City’s strategic role as a centre for financial and
professional services. However, where permission is granted for office
schemes that meet a specific identified need, conditions may be attached to
ensure the impacts of any proposed later conversion of such space can be
considered through the planning application process.

Policy OF1: Office Development
1. Office development should:
•

Bbe of an outstanding design and an exemplar of sustainability; and

•

Bbe designed for future flexibility to allow for sub-division and
amalgamation of floorplates to future proof the City’s office stock; and

•

provide office floorspace suitable for a range of occupiers; and

•

where appropriate, provide a proportion of flexible workspace suitable for
micro, small and medium sized enterprises.

2. Other commercial uses will be encouraged as part of office-led development,
particularly at ground and basement levels, where such uses would not compromise
the operation of office premises, would activate streets and provide supporting
services for its businesses, workers and residents which contribute to the City’s
economy.
Reason for the policy
5.1.18. A range of office floorspace is required to accommodate the future needs of the
City’s office occupiers and this should include provision for incubator, co-working
and accelerator space, as well as provision for larger firms where required. Flexible
office floorspace is required that can be easily adapted to meet changing
workplace and technology requirements and the needs of a variety of office
occupiers.
5.1.19. Offices are the predominant land use in the City, but complementary uses are
required to provide supporting activities and services for businesses, workers and
residents in appropriate locations within the City. Complementary uses which
contribute to the City’s economy include retail, leisure, education, and health
facilities and cultural uses. A mix of commercial land uses, in particular at ground
floor and basement levels, may creates active frontages enhancing an area’s
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vitality and provide ing important complementary services. particularly to the
City’s working community. They also provide opportunities for creativity,
collaboration and social interaction, which are key to the success of the
City’s business clusters.
How the policy works
5.1.20. Proposals for new office development should demonstrate design quality and
flexibility to accommodate a range of businesses. Particular encouragement will be
given to floorspace which meets the needs of small businesses, start-ups and
incubator space. Office development should include a suitable mix of
complementary commercial or other uses appropriate to the site and location and
contribute to the creation of active frontages at street level.

Policy OF2: Protection of Existing Office Floorspace
1. The loss of existing office floorspace will be resisted unless it can be demonstrated
that:
•

there is no demand in the office market, supported by marketing evidence
covering a period of no less than 18 12 months; and

•

refurbishment or re-provision of some or all of the office floorspace on the
site would be unviable in the longer term, demonstrated by a viability
assessment; and or

•

a mixed-use commercial redevelopment providing a reduced amount of
better quality office space has been considered and its viability
evaluated. the loss of office floorspace is limited to ground or below
ground levels and proposed new uses would be complementary to
continued office use on upper floors; or

•

the loss of office floorspace is within or near identified residential areas
and would result in the provision of additional housing, particularly Build
to Rent or Co-living accommodation.

2. Where the above criteria have been met, the loss of office floorspace may be
permitted provided that:
•

the proposed development would not compromise the potential for office
development on sites within the vicinity and would have demonstrable wider
benefits for the business City. for other objectives of this Plan; and

•

the potential for re-providing a reduced amount of office floorspace
within the development has been considered.

Reason for the policy
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5.1.21. The City is the world’s leading international financial and professional services
centre and is recognised as having a key role in the UK economy. To maintain this
position and accommodate the increase in demand for projected increase in
employment and office floorspace, it is important to maintain existing office stock
whilst accommodating future demand through the provision of flexible floorspace
which is suitable for a range of occupiers.
5.1.22. The protection of existing offices is important to ensure that there is a range of
office stock to provide choice in terms of location and cost to potential occupiers.
Proposals involving the loss of office accommodation that require planning
permission will need to be supported by robust evidence of need marketing and
viability to ensure that viable offices can be retained to meet future office need.
Following changes to the Use Classes Order introduced in September 2020,
existing offices could be converted to a range of other Class E commercial,
business and service uses without planning permission, unless there are
specific planning conditions attached to a site which prevent this.
5.1.23. Refurbishment of office floorspace will be encouraged to accommodate future
needs, whilst aligning with the sustainability principles set out in Policy DE1 and the
need to find suitable and sustainable uses for historic buildings. Historic buildings
can provide affordable office stock though they have specific constraints and
opportunities which may affect the viability of refurbishment scheme viability.
How the policy works
5.1.24. This policy will be applied on a sequential basis. Firstly, proposals need
to demonstrate that there is no realistic demand for the existing office
accommodation, or for refurbished or new office accommodation on the site,
by complying with the criteria set out in Part 1 of the policy.
5.1.25. The loss of office floorspace on the upper levels of buildings will require is of
particular concern and robust evidence will be required to demonstrate why
such spaces cannot be used for continued office use is not possible. Where
the loss of office floorspace is proposed, this should be accompanied by
This includes robust evidence of marketing of the building or site for continued
office use over a period of at least 18 12 months. The City Corporation will need to
be satisfied that the site/building has been offered at a realistic price
commensurate with the value of the site/building for office use and that active
promotion has been undertaken by the agents marketing the site over the period.
Information should be provided which details the number of
viewings/interested parties, and comments regarding the suitability of the
site/building. Proposals must also be supported by provide evidence that the
continued office use of the site would be unviable in the longer term.
5.1.26. Viability assessments submitted in accordance with this policy will be made
public, other than in exceptional circumstances, as set out in Policy PC1.
Viability assessments should include the following: As part of a viability
assessment, the following information should be included:
•

Site description;
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•
•
•
•
•
•
•

A valuation of the building in its existing use unfettered by any hope value;
Total costs of maintaining the building as existing and in the future;
Costs of refurbishing or redeveloping the building for office use;
Information on rents and capital values;
Information on current and recent occupation;
Target rates of return (internal rate of return or other appropriate measure);and
Sensitivity testing to support the robustness of the report conclusion.

5.1.27. The change of use of office floorspace at ground and lower ground levels can
may improve the vibrancy of an area by introducing more active frontages and
delivering more permeable buildings and spaces and will be supported
exempted from the requirement to provide viability and marketing evidence
where it does not prejudice the use of the building or site for office purposes
5.1.28. Within or near identified residential areas, the City Corporation may, in
appropriate circumstances, take a more flexible approach to the conversion
of office floorspace to residential use, particularly where the residential
accommodation is of a type such as Build to Rent or Co-Living which may be
more complementary to the business City. In such cases, there would be no
requirement to provide marketing and viability evidence under Part 1 of the
policy.
5.1.29. Further guidance on the evidence required to support the loss of office
floorspace is set out in the Office Use SPD. Where evidence demonstrates
that continued office use is unviable, alternative uses will be considered in
line with the policies in the Local Plan. Demonstration that office use is not
viable will not, on its own, provide the necessary justification for the
proposed alternative use. Proposals which satisfy Part 1 of the policy will
then need to comply with Part 2 of the policy by demonstrating that they are
compatible with the wider objectives of the Plan and would not compromise
office development on other sites in the vicinity.
5.1.30. To support proposals for the loss of existing office floorspace,
applications must demonstrate that there is no demand for refurbished or
new offices, or an office-led mixed-use development Where a proposal results
in a reduced amount of office floorspace, account will be taken of the type and size
of office floorspace provided and if whether there is a specific need for office
floorspace of that size and type in the City.
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Policy OF3: Temporary ‘Meanwhile’ Uses of Offices
1. Temporary use of vacant office commercial, business and service buildings or
and sites (‘meanwhile’ uses) will be permitted where the proposed use would not
result in adverse impacts on the amenity of the surrounding uses area or the primary
business role of the City. Where temporary Ppermission will be is granted it will be
for a period not exceeding 36 months and the site will revert to office its prior lawful
use thereafter.
2. Residential development is not considered an appropriate meanwhile use and will not
be permitted.
Reason for the policy
5.1.31. Where office buildings or sites in Class E commercial, business or service
uses are vacant, and development is not expected in the short term, ‘meanwhile’
or temporary uses will be supported to ensure the vitality and vibrancy of the City is
maintained, subject to their impact on surrounding uses.
How the policy works
5.1.32. ‘Meanwhile’ uses will be granted subject to conditions for a maximum of 36
months, after which the use will revert to office its prior lawful use. This time
period will be set out in conditions attached to any planning permission
granted. Applications to extend the period of the ‘meanwhile’ use or make it
permanent will be considered against the relevant policies in the
Development Plan and will not be permitted unless it is demonstrated that there
would be no adverse impact on the business City and that the permanent loss
of office floorspace the prior lawful use is acceptable.

79

5.2 Retailing
Context
5.2.1. Retailing provides an is important service for all the City’s communities – but
retail demand is largely driven by City workers. The predominance of workers in
the City This has resulted in a predominantly five-day (Monday-Friday) trading
week with footfall concentrated over weekday rush hours and lunch times. The
City is, however, becoming a 7 day a week destination, with more retail units
catering for a growing Several locations also cater for week-end and evening
trade; this trend has been growing is necessary to ensure that the City
becomes a 24 hour, 7 day a week destination..
5.2.2. There is demand for a better range and quality of retail and leisure facilities. The
above average spending power of the City’s growing working and residential
populations, longer and extended working and trading hours, the increasing
number of visitors and the Square Mile’s high accessibility by public transport
create significant opportunities for improvement to the retail offer.
5.2.3.
The ways in which people shop and use retail facilities is are changing and the
City’s retail offer needs to adapt to address changing consumer and leisure habits,
whilst also retaining a focus on centres as places to shop. The Covid-19
pandemic has significantly reduced footfall in town centres and retail centres
nationally and hastened the growth of online retailing, having short-term
impacts on the vitality and viability of many retail and leisure facilities. Retail
centres that provide a diverse range of town centre uses, including shops,
services, creative and leisure activities are likely to be in a better position to
respond to changing retail demand and recover from the impacts of Covid19. In the City, as elsewhere, there has been an expansion of experiential
retail, leisure, entertainment and mixed uses, which can increase footfall at
different times of the day and add to the visitor experience. Such uses are an
important component of the City’s overall retail mix.
Strategic Policy S5: Retailing
The City Corporation will seek to improve the quantity and quality of retailing and the
retail environment, promoting the development of the City’s four Principal Shopping
Centres (PSCs) and the linkages between them by:
1. Focusing new retail development in the PSCs and encouraging movement between
them by enhancing the retail environment along Retail Links.
2. Supporting proposals that contribute towards the delivery of 196,000 m2 gross of
additional retail floorspace across the City to meet future demand up to 2036.
3. Requiring major retail shopping developments over 2,500m2 gross floorspace to
be located within or near PSCs. Where suitable sites cannot be identified within
PSCs, sites immediately adjoining the PSCs and in Retail Links should be
considered. Other areas of the City will only be considered where no suitable sites
are identified within or adjoining the PSCs and Retail Links.
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4. Requiring a Retail Impact Assessment for schemes of 2,500m2 gross floorspace
and above outside PSCs. The cumulative impact of retail floorspace will be taken into
account in the assessment of planning applications.
5. Giving greater priority to Focusing comparison and convenience shops (A1
uses) within the PSCs, with a broader mix of retail and appropriate town centre
uses on the peripheries of the centres and the Retail Links.
6. Supporting the provision of retail and other town centre uses that provide active
frontages at street level across the City where they would not detract from the
viability and vitality of the PSCs and the Retail Links.
Reason for the policy
5.2.4.
Four Principal Shopping Centres (PSCs) have been identified which provide a
variety of comparison and convenience shopping in the City of London: Cheapside,
Moorgate/Liverpool Street, Fleet Street and Leadenhall Market. Cheapside is
considered to be the City’s ‘high street’ and has seen the most significant retail
development in recent years. Liverpool Street/ Moorgate/Liverpool Street PSC
has significant potential to accommodate significant further retail floorspace,
capitalising on the opening of the Elizabeth Line and becoming a key retail
destination.
5.2.5.
The floorspace target in Policy S5 is based on a A Retail Needs
Assessment undertaken in 2017 which identified a need for approximately
200,000 m2 196,000 m2 of additional retail floorspace up to 2036. This is an
aspirational target based principally on projected employment growth in the
City. The reduction in footfall and the increase in online retailing as a result
of the Covid-19 pandemic has reduced retail activity in the City, at least in the
short term. The introduction of a Commercial, Business and Service use
class, Class E, which replaces previous A1, A2 and A3 uses, reduces the City
Corporation’s ability to manage the mix of retail uses. These changes are
likely to impact on the projected level of retail growth. Nevertheless, the
fundamental economic indicators underpinning the Local Plan remain and
the patterns of growth identified in the Retail Needs Assessment remain
valid. The Assessment identifies the potential for significant retail growth in and
around the PSCs, with a focus on potential growth around Moorgate/Liverpool
Street. Some growth is also anticipated to come forward outside the PSCs, near
them or along the Retail Links.
5.2.6.
The PSCs are recognised in the London Plan as ‘CAZ Retail Clusters’ that
accommodate a range of other commercial uses alongside the retail function.
Beyond Outside the PSCs, retail units are more dispersed across the City though
many are on streets identified as Retail Links (see Figure 9), while others form
convenient local centres or are isolated units.
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Figure 9: Principal Shopping Centres and Retail Links

How the policy works
5.2.7.
There are further opportunities to develop the City’s retail offer, allowing for a
broad mix of retail facilities while maintaining a predominance of A1 comparison
and convenience retail uses. The role and status of the four PSCs will be
strengthened, encouraging further retail development, enhancing the retail offer
in the City, supporting its primary business function and the growing cultural activity
within the City. Improvements to pedestrian links and the retail offer within the
Retail Links will encourage shoppers to move between the PSCs by enabling
increased activity along these connecting routes, and creating a welcoming
and vibrant environment.
5.2.8.
Major retail development, defined as development over 2,500m2 gross
floorspace, should locate within PSCs, but where suitable sites are not available
should consider sites on the edge of the PSCs or on the identified Retail Links
should be considered before other areas of the City. Smaller scale retail uses
development will be encouraged throughout the City, where they it provides an
active frontage and facilities which meet the needs of the City’s working population
or provide for the needs of local residents. Particular encouragement will be
given to A1 convenience retail uses near to residential areas that serve the
needs of residents.
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5.2.9.
Active retail frontages should be provided at street level across the City. Other
appropriate town centre uses, including leisure uses, will be acceptable
where they provide an active frontage. Retail uses may be permitted on upper
floors of major commercial developments, including in tall buildings, where they
provide additional facilities which are accessible to the public and office
occupiers., providing that the loss of office floorspace is acceptable under
Policy O2.
Policy RE1: Principal Shopping Centres
1. Principal Shopping Centres (PSCs) are defined as designated frontages on the
Policies Map. Sites or buildings that contain form part of a designated frontage are
considered to be part of the PSC in their entirety.
2. The role of the PSCs as concentrations of comparison and convenience
shopping will be retained. Within PSCs tThe loss of ground floor retail frontages
and/or floorspace will be resisted and additional retail provision of varied unit sizes
and frontage lengths will be encouraged, supported by complementary uses that
increase footfall and provide active frontages. Where planning permission is
required, Pproposals for changes between retail uses within the PSCs will be
assessed against:
•

the contribution the unit makes to the function and character of the PSC; and

•

the effect of the proposal on the area in terms of the size of the unit, the length
of its frontage, the composition and distribution of retail uses within the
frontage and the location of the unit within the frontage.

3. Proposals for the change of use from shops (A1) to other Class A uses at
upper floor and basement levels will normally be permitted, where they do not
detract from the functioning of the centre or amenity.
Reason for the policy
5.2.10. The frontages of the four PSCs are defined on the Policies Map. Concentrating
major new retail development in or near PSCs will ensure that their vitality and
viability is maintained and will provide an opportunity to focus retail facilities in the
most appropriate areas of the City, enhancing these as shopping destinations for
City residents, workers and visitors. In accordance with the definition of PSCs set
out in this policy, a sequential or retail impact assessment will not be required for
retail development on any site or building that contains a designated frontage.
5.2.11. Retailing comprises shops (A1), financial and professional services such
as banks (A2), restaurants and cafes (A3), drinking establishments (A4) and
hot food takeaways (A5). Retail uses within the PSCs are predominantly
comparison and convenience uses and the City Corporation considers that
this predominance should continue, supported by other town centre uses
that provide activity at street level and create a welcoming and attractive
environment for people to shop, access services and spend leisure time.
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5.2.12. Following changes to the Use Classes Order introduced in September
2020, existing shops, premises providing financial and professional services
to the public, and restaurants and cafes could be converted to a range of
other Class E commercial, business and service uses without planning
permission, unless there are specific planning conditions attached to a site
which prevent this. When considering proposals Where planning permission
is required for changes between retail uses, the City Corporation will require the
provision of active retail frontages onto the street and will also assess the
contribution the unit makes to the character of the PSC as a whole and its frontage;
for example, retail units that are large or in prominent locations should be retained
in A1 retail use. The net loss of ground floor retail uses to non-retail uses within
the identified PSC frontages could compromise the vitality of the PSCs and will be
resisted.
How the policy works
A1 units at upper floors and basement levels may contribute to the retail
provision of PSCs. However, it is recognised that pressure on ground floor
shop units may be reduced by locating other retail uses at non-ground level.
Change of use from shops to other retail uses at upper floors or basements
will be assessed in relation to the contribution the unit makes to the
character of the PSC and the effect of the proposed entrance and use on the
ground floor frontage. This policy refers to individual retail units facing PSC
frontages and not to multi-level shopping centres.
5.2.13. Proposals for additional retail development in the PSCs should incorporate a
range of unit sizes and frontage lengths to help provide a more diverse retail offer,
whilst retaining a predominance of comparison and convenience shopping
uses. Retail uses can generate significant numbers of delivery trips and retail
development proposals will be required to demonstrate how delivery and servicing
requirements have been addressed in the design process.
5.2.14. Each PSC in the City has an individual character, which is described below,
and which will be considered in the implementation of policy:

Cheapside
5.2.15. Cheapside is currently the largest PSC in the City and serves a wider
catchment area than the other centres. The PSC includes Bow Lane, and the
ground floor of One New Change, as well as Cheapside and Poultry itself. The
PSC has undergone significant redevelopment in recent years since 2011 and
the strategy now is to reinforce its role and character as the City’s ‘High Street’,
maintaining a clear predominance of A1 retail units with a focus on comparison
goods and food and drinks provision. There is scope for greater weekend trading
and for some additional retail floorspace, particularly to link the western part of
Cheapside with Culture Mile. The City Corporation will work with the Cheapside
Business Alliance to promote Cheapside as a shopping, business and visitor
destination and to support its evolution into a seven day a week destination.
Timed restrictions on vehicular access to The Bank Junction highways and the
potential for future public realm improvements offer provide an opportunity to
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achieve greater pedestrian movement and retail links between Cheapside and
retail activity within the Royal Exchange and further east.

Fleet Street
5.2.16. Fleet Street is the smallest PSC and predominantly serves the needs of nearby
workers and residents with a limited number of premises opening in the evenings
or at weekends. The PSC has a linear form and the busy road creates a poor
environment and acts as a barrier to pedestrian permeability. Improvements to
the public realm would help to improve the environment and the visitor and
shopper experience. The current retail stock is largely A1 food retail, and there is
an opportunity to capitalise on the comparatively lower rents., Fleet Street’s
outstanding heritage offers and development opportunities to develop a more
distinctive retail mix in this PSC. There is some capacity for additional retail
provision between Fleet Street and Holborn and there is scope to strengthen retail
links with Cheapside.

Leadenhall Market
5.2.17. Leadenhall Market PSC is centred on the iconic Victorian market building, but
it also includes several surrounding streets. The PSC is located at within the
southern end part of the City Cluster which accommodates a significant and
growing proportion of the City’s workforce. The historic Grade II* listed market
building is also visited by a relatively high proportion of tourists a tourist
destination and so evening and week-end trading is encouraged. The character
and significance of the historic market will be maintained and enhanced as a
visitor and retail destination, supporting a flexible range of retail uses with an
emphasis on food and beverage drinks. Increased demand arising from the
expanding City Cluster workforce near the area will be met through larger,
modern units in the surrounding streets which act as gateways to the market.
Additional retail will also be provided by active retail frontages to new office
development in the area.

Moorgate/Liverpool Street
5.2.18. Moorgate/Liverpool Street PSC is the second largest in the City but has a
relative under-provision of comparison goods space compared to the City average.
Retail demand in this PSC will increase due to the improved connectivity arising
from the Elizabeth Line and development and refurbishment proposals in and
around the Broadgate Estate, supported by further retail provision along routes
between Liverpool Street and Moorgate stations. There is potential for the PSC to
expand its 7-day a week role, capitalising on its strong transport accessibility, its
proximity for inner London residents and to nearby visitor and cultural attractions
such as the Culture Mile, Old Spitalfields Market and Petticoat Lane.
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Policy RE2: Retail Links
Within the Retail Links, the net loss of active retail frontages and floorspace will be
resisted, including the loss of retail facilities, and additional retail development will
be supported. A mix of shops and other retail and town centre uses will be
encouraged permitted in the Retail Links, ensuring that the location and balance of
uses does not adversely affect the function of the Link, any nearby PSC or their
surrounding areas.
Reason for the policy
5.2.19. Retail Links provide City workers and residents with important services and
leisure facilities and are typically along some of the busiest pedestrian routes.
Their purpose is to connect the City’s PSCs and as well as to provide connections
to neighbouring boroughs’ retail frontages, transport hubs, areas with high footfall
and residential areas. Retail Links are a key part of the 40% of the City’s existing
retail stock found outside of the PSCs and they play a significant role in meeting
demand particularly for day-to-day retail goods and services.
How the policy works
5.2.20. The Retail Needs Assessment Study identified the need for approximately
85,000m2 of additional retail floorspace in the ‘rest of the City’ outside the PSCs.
The Study Assessment highlighted two areas that should be a priority for new
floorspace outside the PSCs: Farringdon/Culture Mile and Eastcheap/Monument.
Delivery of new retail floorspace at Eastcheap/Monument could help to meet some
of the demand arising from office development in the City Cluster which cannot be
accommodated within the Leadenhall Market PSC and would provide more vibrant
links towards the Pool of London.
5.2.21. While the Retail Needs Assessment Study concluded that the Retail Links
continue to play an important role in meeting demand, it advocated a different
occupier mix in these areas compared to the PSCs in order to avoid drawing
visitors away from the prime PSC streets. Comparison goods shopping should
continue to be focused in the PSCs to maintain the health of the City’s core retail
offer.
5.2.22. While the mix of uses in the Links should include comparison and
convenience A1 shops, a variety of other retail and town centre uses will be
permitted, where there is no detrimental or cumulative effect on the amenity of
neighbouring residential or business premises, such as through litter, noise,
disturbance and odours. All development in the Retail Links should
incorporate active frontages at street level.
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Policy RE3: Ground floor retail provision elsewhere in the City
Retail uses will be permitted encouraged at ground floor level across the City
provideding they:
•

include active frontages onto the street;

•

do not impact adversely on the amenity of residents, workers and visitors;

•

do not impact adversely on the operation of office premises; and

•

would not adversely affect the vitality and viability of the PSCs or Retail Links.

2. The loss of A1 convenience retail units that meet a local residential need will be
resisted unless it is demonstrated that they are no longer required.
Reason for the policy
5.2.23. Retail units outside of PSCs and Retail Links provide local facilities for the
City’s workforce, enhance the City’s vibrancy, and may serve the City’s residential
communities. Given that most of the City’s retail provision is tailored towards
City workers, it is important to retain units such as convenience stores that
are within easy walking distance of the residential areas and meet the day to
day needs of surrounding communities. Unless they are subject to specific
planning conditions, such units could be converted to any Class E
commercial, business and service use without planning permission.
How the policy works
5.2.24. The provision of new retail units, particularly A1 comparison and
convenience units, at ground floor level in existing and new development will be
supported encouraged where these units do not have an adverse impact on the
operation of office premises, provide an active frontage onto the street and do not
have an adverse impact on the amenity of residents, workers or visitors by reason
of noise, smells or fumes from the operation of the unit or servicing and deliveries.
Use of ground floors for retail offers provides the opportunity to create more
permeable buildings which can assist in reducing pressure for space on City
streets.

Policy RE4: Specialist Retail Uses
The City Corporation will seek to retain specialist retail uses and premises that are
historically and culturally significant to the City of London.
Reason for the policy
5.2.25. Alongside the PSCs Within the City, there are some specialist retail uses
and premises within the City that cannot be found elsewhere, such as the historic
Royal Exchange and the London Silver Vaults on Chancery Lane. These uses
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contribute to the City’s visitor economy and to its cultural distinctiveness and
should be retained and promoted.
How the policy works
5.2.26. The City Corporation will resist proposals which result in the permanent
loss of work with owners, developers and occupiers to retain specialist retail
uses and premises where it can be demonstrated that such uses are of
historical or cultural significance. The City Corporation may attach
conditions to planning permissions to ensure the retention or Where
redevelopment is proposed, the replacement of specialist facilities will be
required on the same site where they are impacted by development
proposals.

Policy RE5: Markets
Proposals for markets and temporary retail pop-ups will be permitted encouraged
where they:
•

are of an appropriate scale and frequency for their location;

•

would not have a significant adverse impact on the vitality and viability of
existing retail centres within or outside the City;

•

would not have a significant adverse impact on the amenity of nearby
residents or business occupiers; and

•

would not unduly obstruct pedestrian and vehicular movement; and
not involve the permanent loss of open space or harm the
character of that space.

Reason for the policy
5.2.27. There is an increasing demand for temporary retail pop-ups and street food
markets, such as the Guildhall Yard Lunch Market, which can support the local
economy by generating increased vibrancy, retail diversity and footfall. These
uses provide greater retail choice, enliven the public realm and increase the
attractiveness of the City as a place to live, work and visit. Pop-up and
meanwhile uses can minimise vacancies of retail premises while a long-term
occupier is sought, and may be used to animate areas where construction
works are taking place.
5.2.28. Street trading in the City is regulated by the City Corporation under the City of
London Various Powers Act 1987 (as amended), which restricts permanent street
trading but allows street trading to take place for temporary periods in specified
locations. The exception is on Middlesex Street (Petticoat Lane) Market, which
straddles the boundary between the City and Tower Hamlets, where licensed
trading is permitted between 9am and 2pm on Sundays. Further information on
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licensing requirements is set out in the City Corporation’s Street Trading Policy
which is available on the Corporation’s website.
5.2.29. Temporary street trading, where permitted under the Various Powers Act, can
operate for up to 14 days in a calendar year under permitted development rights.
Trading for longer periods will require planning permission. Market trading off City
streets but within the curtilage of a building will similarly require planning
permission if undertaken for a period of more than 14 days or more in a calendar
year.
How the policy works
5.2.30. Proposals for markets or temporary retail pop-ups located within a
building or its curtilage, should be ancillary to and complement the main use
of the site. When assessing proposals for new permanent markets and
opportunities for pop-ups, the City Corporation will consider the potential for
significant adverse impacts on existing retail centres the trade of retailers
occupying fixed units within the vicinity, or on together with impacts on the
amenity of nearby residents or business occupiers, or on pedestrian and vehicular
movement or on open spaces.
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5.3 Culture, Visitors and the Night-Time
Economy
Context
5.3.1. London has long been recognised as one of the world’s great cultural cities. , but it
is less widely known that tThe City of London contains a huge concentration of
arts and cultural facilities, which contribute to its the uniqueness of the Square
Mile and complement its the primary business function of the City.These facilities
include galleries, theatres, museums, heritage attractions, Livery Halls, libraries,
places of worship and concert halls. In recent years a growing number of night-time
entertainment facilities such as clubs, bars and event venueshave also located in
the City, alongside the traditional historic public houses. Research undertaken for
the City Corporation suggests shows that growth in creative industries in the City
between 2010 and 2016 has outpaced growth elsewhere in London and the UK.
5.3.2.
The City’s cultural offer has become increasingly important and is an
integral element of the Square Mile, alongside the business City. The Barbican is
identified as a Sstrategic Cultural Area night-time location of national or
international significance while Cheapside and Liverpool Street are identified
as night time areas of more than local significance in the London Plan. and
tThe City Corporation has ambitious plans for Culture Mile, as explained in the Key
Areas of Change section.
5.3.3.
The City Corporation has prepared Visitor and Cultural Strategies that promote
the City as a high-quality visitor destination with an emphasis on world-class
cultural facilities. It is estimated there are approximately 18 21.5 million business
and leisure visitors visits a year to the City and this is expected to continue to
grow as a result of an increased cultural offer and improvements to transport
accessibility such as the Elizabeth Line and Bank Station upgrade. Suitable
facilities and hotel accommodation are required to provide visitors with a pleasant
experience whilst in the City.
5.3.4.
Cultural and creative activity can contribute significantly to the quality of the
environment and cultural experience, particularly where it enhances a sense of
place. Public art can mitigate the impacts of development by the creation of
works giveing visual pleasure and helping to re-establish local identity and sense
of place.
Strategic Policy S6: Culture, Visitors and the Night-Time Economy
The City Corporation will maintain and enhance the City of London’s contribution to
London’s world-class cultural offer and the City’s communities will be able to access a
range of arts, heritage and cultural experiences by:
•

Providing, supporting, encouraging access to and further developing a wide
range of creative and cultural spaces and facilities across the City, and
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delivering a major destination for culture and creativity in the north west of the
City through the Culture Mile initiative;
•

Requiring developers to submit Cultural Plans for major
developmentoutlining how the development will contribute to
the enrichment and enhancement of the City’s cultural offer;

•

Protecting and enhancing existing cultural buildings and facilities
where a continuing need exists and ensuring there is no overall loss of
cultural facilitiesor diversity in the City;

•

Supporting the development of creative enterprise through
appropriateworkspace and digital infrastructure, particularly
within Culture Mile;

•

Allowing hotel development where it supports the primary business or
culturalrole of the City, and refusing new hotels where they would
compromise the City’s business function or the potential for future
business growth;

•

Enabling a vibrant evening and night-time economy, while ensuring
that operators proactively managing manage night-time
entertainment premisesto minimise potential disturbance impact to
residents and workers;

•

Maintaining the City’s existing collection of public art and culturally
significantobjects and pursuing opportunities to commission new, high
quality pieces inappropriate locations; and

•

Maintaining and enhancing developing the City’s open spaces
and/or streetscape to accommodate cultural events and activities that
are accessibleto all City communities and which celebrate the City’s
unique cultural offer.

Reason for the policy
5.3.5.
The City’s cultural infrastructure is important to the distinctive and historically
significant character of the Square Mile. The international reputation and high
quality of this cultural activity has a critical part to play in the vibrancy of the
working environment and adds to the appeal of the City as a place to do business.
It also helps to attracts an increasing number of visitors, with consequent
economic benefits, and supports the mental, spiritual and physical well-being of
residents and workers.
5.3.6.
The City Corporation’s Cultural Strategy highlights that commerce and
creativity thrive side by side and sets out a vision to position the City as a
world capital for commerce and culture. The Strategy embraces a definition
of culture that is broad and inclusive; it recognises that culture exists both in
the buildings and heritage of the City’s institutions and in the streets and
informal spaces in between. Culture is seen as being for everyone and is a
driver of social mobility.
How the policy works
5.3.7.
The City Corporation will require proposals for new development and changes
of use to protect existing arts and cultural facilities where they are needed and
where necessary require appropriate replacement. The City Corporation will work
with developers and cultural and arts institutions to deliver new facilities where they
support the City’s Culture Mile ambition or enhance the attractiveness of the City as a

business and cultural destination.

5.3.8.
Developers will be required to submit Cultural Plans as part of planning
applications for major developments. These should set out how the
development will contribute towards enriching and enhancing the City’s
creative and cultural offer for example by incorporating cultural activities or
displays in ground floor spaces; facilitating public access and providing
exhibitions/interpretation boards in relation to matters of historic interest;
providing permanent or temporary space for creative enterprises; and
incorporating public art either within the design of the building or as
freestanding structures.
Policy CV1: Protection of Existing Visitor, Arts and Cultural Facilities
1. The City Corporation will resist the loss of existing visitor, arts, heritage and cultural
facilities, unless:
•

replacement facilities of at least equivalent quality are provided on-site or
within the vicinity which meet the needs of the City’s communities; or

•

the use can be delivered from other facilities without leading to or increasing
any shortfall in provision and it has been demonstrated that there is no
demand for another similar use on the site; or

•

it has been demonstrated that there is no realistic prospect of the premises
being used for a similar purpose in the foreseeable future.

2. Proposals resulting in the loss of visitor, heritage, arts and cultural facilities must be
accompanied by evidence of the lack of need for those facilities. Loss of facilities
will only be permitted where this would facilitate the overall enhancement of
visitor, arts or cultural provision within the vicinity or where it has been
demonstrated that the existing facility has been actively marketed for its current or
an alternative visitor, heritage, arts or cultural use at reasonable terms for such a
use.
Reason for Policy
5.3.9.
The vibrancy of the City’s cultural offer depends on a broad network of arts and
cultural organisations and facilities, and it is important that there is sufficient
floorspace available to accommodate these uses. There is strong competition for
buildings and sites from commercial uses because of the high land values in
the City so it will be necessary to demonstrate that an existing arts or cultural use is
no longer needed, before a site will be allowed to change use.
5.3.10. There are many cultural facilities that are unique to the City and maintain an
historic or cultural association with the Square Mile. Special consideration needs to
be given to the protection of these facilities to maintain the City’s unique cultural
heritage. Examples of such facilities include City Livery Halls (unique to the City),
historic public houses which have a heritage, cultural, economic or social
value to local communities, theatres, museums, churches, heritage attractions
and specialist retail premises such as the Silver Vaults in Chancery Lane. The
policy does not apply to hotels.
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5.3.11. Some cultural facilities fall within broad categories of land use under the
Use Classes Order, enabling the change of use of any one land use to
another within that class without requiring planning permission. For
instance, museums, places of worship and exhibition halls all fall within Use

Class F.1 (Learning and non-residential institutions). However, other uses
such as theatres, concert halls and public houses are classed as sui generis,
meaning that planning permission would be required to change them to any
alternative use.
How the policy works
5.3.12. Applicants will be required to demonstrate that an existing visitor, heritage,
arts or cultural facility has been marketed and that there is no reasonable interest
from relevant organisations. Information should be included which sets out the
length of time the property or site has been marketed; the number of viewings; the
comments from prospective purchasers or tenants (including reference regarding
the suitability of continued visitor, arts or cultural use). Marketing will not be
required if it can be demonstrated that the loss of a facility is part of a
business plan to deliver improvements to another similar facility nearby.
5.3.13. The City Corporation has published guidelines for determining
nominations for Assets of Community Value in the City of London, which
include local criteria to assess the role of public houses in furthering social
wellbeing or social interest. In determining whether a public house has
heritage, cultural, economic or social value, the City Corporation will have
regard to those guidelines as well as the characteristics outlined in the
London Plan.
Policy CV2: Provision of Visitor Facilities
The provision of facilities that meet the needs of visitors in new cultural developments
and in nearby open spaces and the public realm will be encouraged, including:
•

seating, benches and tables that can be used for resting and other
activities;

•

structures and landscaping to enable children’s play and provide facilities for
school groups;

•

suitable shelter from weather conditions including heat and rain;

•

well-designed public convenience provision, including changing places
toilets, which is accessible to all users;

•

well-designed signage, way finding and links to visitor facilities and
destinations;

• Temporary pop-up art installations, galleries and spaces in
appropriate locations;
• performance spaces and animation of key routes where appropriate.

Reason for the policy
5.3.14. The City attracts large numbers of tourists in certain locations such as around
St. Paul’s Cathedral and near the Tower of London. This is expected to grow with
new attractions such as the proposed relocated Museum of London in Smithfield
attracting increased numbers of visitors. It is important that the City of London can
offer a range of facilities and events which meet the needs of these visitors whilst
creating a distinctive look and feel for the City.
How the policy works
5.3.15. The City Corporation will work with developers and arts and culture institutions
to ensure that new developments and open spaces near tourist attractions
provide facilities that improve the experience for visitors and cater for how visitors
use the space. These facilities must be capable of being accommodated without
detracting from the setting of the relevant tourist attraction, or the wider townscape
or residential amenity.

Policy CV3: Hotels
1. Proposals for hotels and other visitor accommodation will be permitted providing
where they:
•

do not result in the loss of viable office accommodation for which there is
continuing need, as set out in Policy OF2;

•

do not result in adverse impacts on the amenity of neighbouring occupiers,
including cumulative impacts;

•

include a range of complementary facilities accessible to the public;

•

provide satisfactory arrangements for pick-up/drop-off, service delivery
vehicles, waste storage, and taxis and coaches, appropriate to the size and
nature of the development;

•

are inclusive, providing a minimum of 10% of hotel rooms to wheelchairaccessible standards meeting London Plan accessibility standards for
new hotel bedrooms;

•

ensure continuing beneficial use for historic buildings, including enhanced
public access to and interpretation of that heritage, where appropriate;
and

•

address the sustainability challenges associated with the City’s BREEAM
priorities (energy, water, pollution and materials).
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2. Proposals for new hotels and other visitor accommodation will be resisted
where they would result in an over-concentration of similar uses in the
surrounding area.

Reason for the policy
5.3.16. While the majority of visitors are day-trippers, the City has seen strong demand
for hotel accommodation in the last ten years, and in 2017 2020 had 34 44 hotels,
apart-hotels and hostels, providing 5,100 over 6,700 bedrooms. The GLA has
forecast the need for an additional 58,146 bedrooms in London between 2015 and
2041. This demand is driven by a projected predicted increase of 42 million
international visitor nights and a 15 million increase in domestic visitor nights. The
City’s projected predicted share of this increase is 4,341 rooms. Based on past
trends and hotel sites currently permitted or under construction, there is a strong
likelihood that of the City will meeting the London Plan requirement. It should be
noted that these GLA forecasts predate the Covid-19 pandemic but although
there have been short term impacts on the tourism industry, the attractions
of the City and of London as a visitor destination remain strong.
5.3.17. Hotel accommodation is important to cater for business visitors wishing to stay
in the City, as well as leisure visitors. The amount of office floorspace will increase
significantly in the next 20 years and the demand for hotels for business
accommodation will therefore is likely to increase. Visitor numbers are also
projected predicted to increase, and the development of Culture Mile is likely to
increase demand for hotel accommodation particularly in the north west of the
City which currently has very few hotels.
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Figure 10: Hotel and visitor attractions distribution 2018

How the policy works
5.3.18. Policy CV3 applies to hotels, apart-hotels and serviced apartments.
5.3.19. There is, however, a need to ensure that hHotel development does should
not prejudice the primary business function of the City by displacing sites that are
suitable for office accommodation. Hotel proposals will need to demonstrate
that there would not be a loss of suitable and viable office floorspace, in
accordance with Policy OF2 and the Office Use SPD.
5.3.20. Hotel development may be suited to listed buildings, providing an
alternative use which could enable significant heritage features to be
conserved and enhanced. Where such change of use is proposed, the City
Corporation will seek improved public access to and interpretation of the
building’s heritage.
5.3.21. Hotels can also cause amenity issues for surrounding occupiers, for example
through noise nuisance or traffic and servicing impacts. New hotel proposals will
be expected to prioritise access by walking, cycling and public transport. The
location of entrances and exits, drop-off points and servicing and delivery
arrangements will be considered in the context of surrounding occupiers.
Where new hotels are considered to be acceptable, they should enable the public
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to access facilities such as co-working space, meeting rooms, restaurants or
leisure facilities in order to bring the maximum benefit to the City’s communities.
Proposals for new hotels and other visitor accommodation will be
considered more favourably in Culture Mile (see Policy S23) and are not
appropriate in the City Cluster (see Policy S20).
5.3.22. Apart-hotels and serviced accommodation often display characteristics more
associated with permanent, self-contained housing. Some are more akin to hotels
in the type of services they provide but may result in different impacts. Aparthotels/serviced apartments may therefore fall within the C1 or C3 Use Classes,
depending on their characteristics. Factors that may affect the Use Class include;
•

Presence of on-site staff/management;

•

Presence of reception, bar or restaurant;

•

Provision of cleaning and administrative services;

•

Ownership of units/ability to sell on open market; and

•

Minimum/maximum lease lengths.

5.3.23. Where apart-hotels and serviced apartments are considered to fall within the
C3 (dwelling houses) Use Class, proposals will be assessed in accordance with the
housing policies in this Plan including the requirement for affordable housing
policies. Conditions will be used to ensure units are subject to minimum lease
lengths.
5.3.24. For proposals within the C1 (Hotels) Use Class, planning conditions will be
considered to ensure that units would not be used or occupied by permanent
households as this would reduce the availability of accommodation for short-term
visitors to the City and may prejudice the business City and would put pressure
on local services and infrastructure. Conditions will therefore be used to ensure
units are subject to maximum lease lengths (typically 90 days).
Policy CV4: Evening and Night-Time Economy
1. Proposals for new evening and night-time entertainment and related uses and the
extension of existing premises will be permitted where it can be demonstrated that,
either individually or cumulatively, there is no unacceptable impact on:
•

the amenity of residents and other noise-sensitive uses;

•

environmental amenity, taking account of the potential for noise, disturbance,
waste and odours arising from the operation of the premises, customers
arriving at and leaving the premises and the servicing of the premises.

2. Applicants will be required to submit Management Statements detailing how these
issues will be addressed during the operation of the premises and are encouraged
to engage with nearby residential and commercial occupiers.
3. Where new residential development is proposed close to existing evening or nighttime uses, the residential development will only be permitted if it includes suitable
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measures to mitigate potential noise and disturbance and noise and air quality
issues for to prospective residents.
Reason for policy
5.3.25. Evening and night-time entertainment is becoming an important part of the
City’s economy, bolstered by London’s move toward becoming a 24-hour
destination, City growing numbers of workers and visitors, and the
encouragement of arts and culture in the City. Expansion of the City’s evening
and night-time offer will be encouraged where it is compatible with
neighbouring uses. Night-time entertainment has the potential to cause noise
disturbance to nearby residents as well as other impacts such as anti-social
behaviour, litter and odours. These adverse impacts need to be mitigated.
5.3.26. Anti-social behaviour can potentially be reduced by providing a broad range of
evening and night-time activities that appeal to different customers, rather than
concentrating one type of use in a particular area. This includes extending the
opening hours of existing day-time facilities such as shops, cafes and leisure
facilities, which can promote customer cross-over and create bridges between the
day-time and night-time economy.
How the policy works
5.3.27. The City Corporation will apply the principle that require the development
responsible for change is responsible for to manageing the impact of that change
– the ‘Agent of Change’ principle. This means that a new residential development
built near to an existing night-time entertainment use would be responsible for
providing appropriate soundproofing or other mitigation measures to avoid any
undue impact, whereas a new night-time entertainment use opening in a residential
area would be responsible for the necessary mitigation measures.
5.3.28. Night-time entertainment uses in the City include restaurants and cafes (A3),
drinking establishments (A4), hot food takeaways (A5) and other related uses
including, for example, a nightclub or a mix of such uses. They form part of the
City’s wider night-time economy. which includes 24-hour trading with other
financial centres around the globe.
5.3.29. The control management of night-time entertainment and licensed premises
is undertaken through the operation of both planning and licensing regimes. In
general, the planning regime controls the location, design and planning use of
premises to protect the amenity of an area or local residents, whilst the licensing
regime is used, having regard to licensing objectives, to control specific activities at
premises to prevent, for example, noise and other public nuisance. Changes to
the Use Classes Order in 2020 allow flexibility for commercial premises
including offices and shops to become restaurants and cafes without
requiring planning permission. Licensing and environmental health
legislation would need to be applied to address any potential nuisance to
nearby occupiers in these circumstances, albeit that planning permission
would be required for any physical works such as ventilation equipment
associated with a restaurant or café use.
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5.3.30. Planning and licensing regimes operate under separate legislative and
regulatory frameworks. The City Corporation will ensure that, as far as is possible,
a complementary approach is taken between planning and licensing within the
legislative framework. The City Corporation publishes a Statement of Licensing
Policy, which outlines the approach that it will take when considering applications
for the sale and supply of alcohol, the provision of regulated entertainment and the
provision of late-night refreshment. This is supported by the City Corporation’s
Code of Good Practice for Licensed Premises. The City Corporation’s has also
published a Noise Strategy which sets the strategic direction for noise policy
within the City of London and outlines steps that the City Corporation will take, and
is already taking, in dealing with noise issues, including those arising from nighttime entertainment.
5.3.31. The character of many licensed premises has changed significantly in recent
years. Existing and new premises often have longer operating hours, may have
larger capacity and may provide live or recorded amplified music. Some of these
premises are close to residential accommodation and this can result in complaints
about disturbance and nuisance from excessive noise, particularly from people
drinking and smoking outside, and arriving or leaving. Policy SA2 (Dispersal
Routes) requires applications for night-time uses to include Management
Statements setting out proposals for the dispersal of patrons.
5.3.32. All planning applications for restaurants and cafes, where planning
permission is required, and for drinking establishments, hot food takeaways
A3, A4, A5, and related, uses should include information stating the proposed
hours of operation. Where this information is not provided, or hours of
operation have not yet been confirmed, tThe City Corporation will may impose
conditions requiring the closure of the premises between the hours of 11pm and
7am where appropriate, such as near noise sensitive uses. unless further
permission to vary these times is sought and granted.
5.3.33. Potential applicants seeking planning permission for a night-time entertainment
use, between the hours of 11pm and 7am, are encouraged expected to engage at
the earliest possible stage with the City Corporation as Licensing Authority, the City
of London Police, local residents and other neighbouring occupiers that will be
affected by the proposal. This will ensure that the local context and local
sensitivities are fully understood and can be taken into account when designing
premises for night-time entertainment uses and planning the operation of the
proposed use to minimise adverse impact on amenity. Policies HL3 and HS3 deal
with noise and light pollution, and the residential environment respectively.
5.3.34. Planning applications Proposals for new and extended night-time
entertainment uses or for variations of planning conditions must be accompanied
by a Management Statement that addresses planning amenity issues, sets out how
potential impacts on amenity will be addressed through the design of the premises
and how they will operate without causing disturbance including:
• hours of closure to protect amenity;
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• noise mitigation plans related to both internal and external noise, including
measures to reduce sound transfer, such as soundproofing, noise controls
anddouble entry lobbies;
• the dispersal of patrons so as not to cause disturbance to residents;
•

arrangements for the storage, handling and disposal of waste;

•

a timed programme for deliveries and collections and other servicing
arrangements;

•

measures to deal with the emission of odours; and

•

location of ventilation ducts and plant.

5.3.35. Assessment of the Management Statement will have regard to the City Noise
Strategy, the provisions of the City of London Statement of Licensing Policy and to
any submitted licence application operating schedule. It is recognised that it may
not be possible to submit detailed Management Statements when details of
the end use operator are not known. However, applicants should submit an
outline Management Statement which considers physical design measures to
minimise disturbance, such as those outlined in the paragraph above. In
such cases, conditions will be attached to any planning permissions granted
requiring full Management Statements to be submitted once the occupiers
are known.
5.3.36. To safeguard quiet times and amenity, particularly for residents and other
noise-sensitive uses, the City Corporation will attach planning conditions or seek
s106 planning obligations to ensure compliance with agreed Management
Statements. The City Corporation will normally apply conditions to limit the hours
of operation where there is potential for unacceptable disturbance to local residentsand
others. Each case will be considered in relation to its locality and the need to strike a
balance between the benefits to the City of night-time entertainment and the risk of
disturbance to local residents, workers and others.

Policy CV5: Public Art
1. The City’s public realm and distinctive identity will be enhanced by:
•

encouraging the provision of new artworks in appropriate locations in the City
on public and private land;

•

protecting existing works of art and other objects of cultural significance and
encouraging the provision of additional works in appropriate locations;

•

ensuring that financial provision is made for the future maintenance of new
public art;

•

requiring the appropriate reinstatement or re-siting of art works and other
objects of cultural significance when buildings are redeveloped.

2. The location of new and relocated artworks must take into consideration the health
and safety of pedestrians, particularly those with disabilities, and other road users;
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•

avoid the proliferation of public art where the cumulative impact may
have a detrimental effect on surrounding buildings and public realm.

Reason for the policy
5.3.37. Art can contribute significantly to the quality of the environment, particularly
where it enhances a sense of place and local identity and is a form of
community infrastructure. Public art can mitigate the impacts of development
by the creation of works giving visual pleasure and helping to re-establish
local identity and sense of place. In this way, public art is a form of
community infrastructure. Public art includes temporary installations as well as
and non-physical works such as soundscapes.
5.3.38. Where appropriate, artworks can be multi-functional so that a variety of
community needs can be met. Artworks may provide shelter from the
weather, include sensory elements and provide play opportunities.
5.3.39. There are several arts events held regularly in the City including Sculpture in
the City which enables forms a free public trail of works of art to be located
throughout the City.
5.3.40. The quality of proposed public art must respect, and not detract from, the
form and quality of the surrounding environment. Objects of cultural significance
can may include blue plaques, statues, monuments, fountains, memorials, parish
boundary markers and other similar heritage assets.
5.3.41. Due to the increase in public art in the City, issues have arisen in terms
of appropriate siting, and whether works of art should be time limited to
avoid inappropriate proliferations. Works of art must ensure that health and
safety considerations are considered when designing, siting and maintaining the
installation. Restriction of pedestrian flows must be avoided, and consideration
given to ensuring that people with visual or mobility impairments are not placed in
danger. Illuminated artworks must be sited to avoid light pollution impacting
on nearby residential occupiers.
How the policy works
5.3.42. The City Corporation has operated a City Arts Initiative (CAI) group since
2012, which advises the City Corporation on the artistic merit, siting, setting and
appropriateness of all new public art proposals in the City. Temporary works of art
(in situ for less than 8 weeks), which do not require planning permission, will be
considered by the CAI group.
5.3.43. Opportunities for public art in open spaces should be considered at an early
stage to ensure that they are satisfactorily integrated into the design of
development and . Aapplicants should must work with artists at an early stage
of design. the outset of a development rather than commissioning them to
create an art work post construction. Where works of public art are sited in the
public realm, they should be endowed to secure their appropriate maintenance in
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perpetuity and their retention will be secured by condition or legal agreement.
Where works of art are part of a development or are on private land, it is
expected that those pieces will be maintained to a high standard by the landowner.
The City Corporation may seek contributions through s106 obligations
towards the provision of new public art and the future maintenance of public
art.
Where it is considered that a proliferation of public art is having a detrimental
impact on the public realm within a particular area the City Corporation may
impose limits, through conditions, on the length of time thatan artwork can
remain in situ.
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5.4 Smart Infrastructure and Utilities
Context
5.4.1. The City of London relies on a range of utilities to function as a global financial,
business and cultural centre and to meet the needs of its businesses, workers and
residents. There are challenges to providing the infrastructure required to support
existing activity in the City and to provide the infrastructure necessary to deliver the
level of growth envisaged in the period up to 2036. At the same time, new
developments and existing occupiers can actively minimise their demands
on infrastructure, utilities and services to ensure that the City can become a
more sustainable place to work, live and visit.
5.4.2.
Utilities infrastructure comprises the provision of electricity, gas, water,
sewerage, sustainable drainage (SuDS), telecommunications, including wired and
wireless infrastructure, decentralised energy networks and the pipe subway
networks that accommodate such infrastructure.
Strategic Policy S7: Smart Infrastructure and Utilities
1. To coordinate and facilitate infrastructure planning and delivery all development
should:
•

Minimise the demand for power, water and utility services;

•

Incorporate sustainable building design and demand management measures;

•

Connect to existing pipe subways where feasible, particularly where there is
pipe and cable congestion under the streets;

•

Seek to provide the latest and best quality utility infrastructure and connections
to serve the development;

2. Developers must engage with infrastructure providers at an early stage of design to
ensure that the infrastructure needs arising from the construction and operation of
new development are addressed and required utility networks and connections are in
place in time to serve the development.
3. Existing essential utilities and telecommunications infrastructure will be protected
from development unless it is no longer required or will be adequately relocated.
4. The improvement and extension of utilities infrastructure should be designed and
sited to minimise adverse impacts on the visual amenity, character and appearance
of the City and its heritage assets.
Reason for the policy
5.4.3.
There are specific challenges to providing the infrastructure needed to support
existing activity in the City and provide the additional infrastructure necessary to
support the scale of development set out in this Plan:
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•
•
•
•

The dense concentration of business activity in the City means that high
demand is concentrated in a small geographical area.
There is a legacy of congested cable routes under the City’s streets.
Delivery of new infrastructure and improvements to existing networks maycould
result in temporary disruption to businesses, residents and visitors
Energy and telecoms demands are increasing and there is a need to continually
improve and upgrade networks to meet this changing demand ina sustainable
way, which does not compromise the City’s trajectory towards zero carbon.

How the policy works
5.4.4.
The City Corporation has established strong links with the various
infrastructure providers that service the City, including Thames Water, UK Power
Networks, National Grid (gas), Cadent Gas, Citigen CCHP and telecoms
providers. The City Corporation will seek to retain and strengthen these links,
working with all providers and regulators, where appropriate. Developers will be
required to demonstrate liaison with infrastructure providers at an early stage of
building design, ensuring that future needs are planned and delivered in a timely
fashion with minimal disturbance to City streets, businesses and residents.
Policy INSI1: Infrastructure provision and connection
1. Utility infrastructure and connections must be designed into and integrated with the
development. The following infrastructure requirements should be planned for:
•

Electricity, gas and water supply necessary for the operation of the intended
use and during the construction period. Account should be taken of the need
to conserve resources and deliver energy and water efficient buildings to
minimise future demands. Temporary Building Supply for the construction
phase should be identified in conjunction with electricity providers including the
estimated load capacity, substations and route for supply;

•

Heating and cooling demand and viability of provision via decentralised energy
networks. Designs must incorporate connections to existing decentralised
energy networks where feasible;

•

Digital and telecommunications network demand, including full fibre wired and
wireless infrastructure in line with the Mayor of London’s ‘Wired Score’
connectivity rating or equivalent, planning for dual entry through communal
entry chambers and flexibility to address future technological improvements;

•

Separate surface and foul water drainage requirements within the proposed
building or site, including provision of Sustainable Drainage Systems (SuDS),
rainwater harvesting and grey-water recycling, minimising discharge to the
combined sewer network.

2. To avoid delays to prospective tenants, developers should consider pre-installing
fibre optic and other communications networks into the new development.
3. Developers should conduct mobile signal tests within the development and consider
the need for in-building mobile solutions where coverage is poor.
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4. Development should aim to avoid reducing mobile connectivity in surrounding
areas, and if that is not possible suitable mitigation measures will be required.
Provision should be made on buildings or in the public realm to accommodate
well-designed and located mobile digital infrastructure.

Reason for the policy
5.4.5.
The dense concentration of businesses means that high demand is focused in
a restricted geographical area. Electricity, telecommunications, water, gas and
district heating and cooling via the Combined Cooling Heating and Power
(CCHP) networks are of particular importance. Congested cable routes traverse
the City under its streets. Energy demands are increasing, particularly to provide
air conditioning to counter increased warming and the delivery of upgraded ICT
networks required by financial and business services. The impact of Covid-19
has highlighted the importance of digital connectivity. Recovery from the
pandemic offers an opportunity to speed up the transition to a digital
economy, accelerating the adoption of remote and home working, e-learning,
e-commerce and telemedicine.
5.4.6.
The City’s Corporation’s Infrastructure Delivery Plan will sets out in more
detail the infrastructure projects that are under construction or required.
How this policy works
5.4.7.
Developers must liaise with utility providers and adopt best practice in
assessing and improving connectivity within developments. Connection layouts
and future proofing should be considered in the design of the development.
5.4.8.
Addressing air pollution is a fundamental concern for the City
Corporation. Developers should must engage with energy providers prior to
commencement of development works to ensure the availability of Temporary
Building Supplies, avoiding the need for diesel generators to provide electricity.
5.4.9.
Delivery of new infrastructure and improvements to existing networks could
result in temporary disruption to businesses, residents and visitors. Developers
must co-operate with infrastructure providers to minimise disruption to highways
and businesses during major infrastructure upgrades and pipe subway
construction.
5.4.10. It is essential important for the City to be digitally connected and responsive
to the changing requirements of business, equipping businesses to benefit from
the digital transformation stimulated by the Covid-19 pandemic. and for
bBuildings to must be equipped to meet the digital needs of current and future
occupiers. Developers will be expected to undertake an assessment of the
connectivity of major new office buildings or refurbishments, using a wired
certification such as WiredScore. Development should result in an improvement in
the City’s digital connectivity and not worsen existing provision or signal
strength.
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5.4.11. Mobile connectivity within and around buildings is critical to the City of
London. Developers will need to ensure that their buildings do not worsen
existing signal strength in the area and consider the provision of in-building
solutions where signal strength is poor. The roll out of 5G across the City will
require additional mobile infrastructure and suitably located cells. Where
feasible, provision for new cells should be incorporated into new
development. Where this is not feasible, provision should be made for
additional cells to be located in the public realm, on existing street furniture
or elsewhere as appropriate.
5.4.12. The City Corporation will encourage the improvement and extension of utilities
networks to ensure that the City is at the forefront of the Smart City agenda
uses the latest technology and continues to provide good quality services for
businesses, residents, students and visitors. The City Corporation’s ‘City Developer
Guidelines for Incoming Utility Services’ provides guidance on best practice.
Policy INSI2: Infrastructure Capacity
1. Development must not lead to capacity or reliability issues in the surrounding area
and capacity projections must take into account the impacts of climate change which
may will influence future infrastructure demand.
Where potential capacity problems are identified, and no improvements are
programmed by the utility company, the City Corporation will require developers to
facilitate appropriate improvements which may require the provision of space within
new developments for on-site infrastructure or off-site infrastructure upgrades.
Developers are required to demonstrate, through effective engagement with
providers, that adequate utility infrastructure will be provided, both on and off the site,
to serve the development during construction and operation.
Reason for the policy
5.4.13. Early engagement with infrastructure providers is essential to ensure that there
is adequate capacity to serve the development during its construction and
operational phases.
How this policy works
5.4.14. The Sustainability or Energy Statement submitted as part of the planning
application should set out the demand management measures incorporated into
the scheme and may should include evidence of engagement with providers.
5.4.15. Infrastructure provision must be completed prior to the occupation of the
development. The City Corporation will expect development to promote and
contribute towards a low-carbon based economy, through smart buildings and
incorporating alternative solutions into the design. It may will be necessary for
developers to establish if the proposal would lead to overloading of the existing
infrastructure, which. This may include involve studies being undertaken by
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utility providers. Adequate time should be allowed to consider the supply options
and to enable utility providers to collate an informed response.
5.4.16. Projections of infrastructure demand should be realistic. Over specification
should be avoided as it could result in under-utilisation of infrastructure. The
cumulative impacts should be considered through discussion with providers and
pre-application meetings with the City Corporation. The co-ordination of
infrastructure works is essential to minimise disruption and the impact on existing
services.
5.4.17. Developers will be required to submit written evidence from utility providers that
effective engagement has been carried out. This could include a joint statement of
intent endorsed by the relevant providers. S106 agreements may be used to
ensure continuous engagement regarding route planning and confirmation of load
demands.
5.4.18. Redundant plant should be removed where possible to facilitate enable future
infrastructure connections. Redundant infrastructure within the public realm, such
as telephone boxes, should be removed unless it is of heritage interest.
Policy INSI3: Pipe Subways
Developers and utility providers must provide entry and connection points within the
development which relate to the City’s established utility infrastructure networks,
utilising pipe subway routes where these are available. Sharing of routes with other
nearby developments and the provision of new pipe subway facilities adjacent to
buildings will be encouraged.
Reason for the policy
5.4.19. Expansion and integration of pipe subway and decentralised energy networks
is a long-term aspiration of the City Corporation. The provision of additional pipe
subways is being considered in order to would provide greater capacity for
pipes and cables, and reducing the need for street works which often cause
disruption. Pipe subways accommodate gas and water mains and electricity more
effectively with easier access for maintenance, rather than burying pipes which are
then not easily inaccessible.
How the policy works
5.4.20. The City Corporation will seek the expansion and integration of development
into the pipe subway network where there is sufficient evidence to demonstrate that
services to development would be better integrated within an established pipe
subway. Given the cost of installing new pipe subways, it is especially important to
make efficient use of the existing network. Developments which are located
adjacent to existing pipe subways will normally be expected to install connections.
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6. Shape Outstanding Environments
6.1 Design
Context
6.1.1. The built environment of the City of London has a unique and distinctive character.
Arranged on a predominantly medieval and Roman street pattern, highquality
historic and modern buildings and urban green spaces create a rich visual
landscape of building types, materials and architectural design. Individually and
collectively the buildings within the The City of London contribute to has a
nationally and internationally renowned townscape. The City has been a centre for
international trade for centuries and this long history of commercial activity and its
modern role as a world-leading financial and professional services centre is
reflected in the design of the buildings and their activities.
6.1.2.
The predominant demand for additional office use floorspace and high land
values within the Square Mile have resulted in a high-density and rapidly changing
townscape which presents challenges and opportunities to ensure that new
development delivers good growth. The demand for additional commercial
floorspace also creates challenges given the limited amount of space in
which to develop. Innovative and creative solutions are required to optimise the
use of land as a scarce resource, while creating architecture of a world class
standard which enhances the City’s rich character.
6.1.3.
To realise the City Corporation’s vision for the Square Mile, the design of the
built environment should contribute towards the delivery of a competitive and
creative City with exemplars of sustainable building design. Development should
contribute towards the aim of achieving a zero emission and climate resilient City
by 2040 in accordance with the City Corporation’s Climate Action Strategy.
Strategic Policy S8: Design
The City Corporation will promote innovative, sustainable and inclusive high-quality
buildings, streets and spaces., seeking dDesign solutions that should make effective
use of limited land and contribute towards well-being and a greener, zero emission
City, through development which:

Form and Layout
1. Optimises pedestrian movement by maximising permeability, providing external and
internal pedestrian routes which are inclusive, welcoming, convenient, comfortable
and attractive, enhancing the City’s characteristic network of accessible buildings,
streets, courts and alleys;
2. Is pedestrian-focused, reducing conflict between pedestrian and vehicular traffic,
creating a safe and attractive public realm, prioritising pedestrians and cyclists, whilst
mitigating the impact of building servicing;
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3. Deliversing publicly accessible space at the upper levels of buildings within the
development by maximising the amount of accessible, inclusive and free to enter
roof terraces and spaces, including in tall buildings and along the river and around
City landmarks; and
4. Deliversing world class sustainable buildings which are mixed-use, resilient,
adaptable, adopt circular economy principles and contribute towards a zero
emission, zero carbon and climate resilient City.

Experience
5. Optimises micro-climatic conditions, addressing solar glare, daylight and sunlight,
and uncomfortable wind conditions and thermal comfort and deliversing
improvements in air quality, open space and views;
6. Delivers street level building frontages so that they which are active, public-facing,
usable, permeable, interesting, well-detailed and appropriately lit, delivering suitable
levels of passive surveillance;
7. Optimises the amount of green infrastructure and amenity space designed as
integral to the architecture, enhancing public access to nature and biodiversity
through maximising the amount provision of green roofs, walls and trees; and
8. Delivers inclusive buildings, streets and spaces to that meet the access needs of all
the City’s communities irrespective of background or circumstance.

Quality and character
9. Delivers high quality sustainable architecture of a height, bulk, massing, scale, urban
grain, material, quality and depth of modelling and detail which conserves and
enhances the City’s local and wider character and appearance of the City and is
appropriate to its neighbours;
10. Incorporates sustainability measures and other plant and building services into a
coherent architectural design;
11. Considers lighting as an integral to part of the design process, considering
addressing issues of light spill/trespass to the public realm and the character of the
of the area;
12. Incorporates signage is of an appropriate siting, size, form, appearance and
illumination, and successfully integrating it into within the architecture of the
building;
13. Incorporates necessary security and safety measures as an integral part of the
design; and
14. Ensures that the building design concept is maintained from permission through to
completion of a project.
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Reason for the policy
6.1.4.
As a world leading financial and business professional services centre, the
City requires world leading design in all aspects of the built environment, including
the sustainability of new and refurbished buildings.
How the policy works
6.1.5.
To create a zero-emission, sustainable City, development must be designed to
minimise environmental impacts and be resilient to climate change throughout its
lifecycle.
6.1.6.
The City of London will continue to be at the forefront of delivering the
highest and most sustainable design standards. All development should meet
demonstrate how it delivers the highest standards of urban design, while also
respecting its surroundings and the unique character and history of the City. Good
design can have a positive impact for the wider community, within the City and
beyond, improving access to buildings and the inclusivity of the City to those who
may not live or work here. The diversity of the townscape means that different
design considerations apply to each site and these need to be carefully assessed
to take account of each building’s context. This should not constrain design
approaches, and a range of solutions may be appropriate. Liaison with the City
Corporation, the City of London Police and the London Fire Brigade is
essential at an early stage of design to ensure that buildings and spaces are
safe and secure and reduce the potential for anti-social behaviour.
6.1.7.
The City Corporation will use a variety of modelling techniques to assist
in the determination of planning applications. Developers will be required to
use modelling techniques to demonstrate compliance with the City
Corporation’s microclimate and thermal comfort planning advice notes. The
City Corporation will use 3D digital modelling technology to assist in
considering the visual impact of development, enabling an assessment to be
made of the impact of development on townscape and skyscape. Developers
will be required to provide digital 3D visualisations of their developments in
an open source or other format compatible with the City Corporation’s 3D
digital modelling technology.
6.1.8.
The City has a large workforce whose numbers are expected to grow
substantially, albeit that increased remote working means that actual footfall
may not rise in proportion to total employment. Most journeys within the
Square Mile are on foot and pedestrian movement is particularly high during
morning and evening peak times. The City has retained much of its historic street
pattern, which provides convenient walking routes and allows for a high degree of
pedestrian permeability. The City Corporation uses pedestrian modelling to better
understand pedestrian flows and to manage the impact of proposed new
development. The Transport Strategy sets standards and targets for
pedestrian accessibility which will be implemented, in part, through this Plan.
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Outdoor advertising has a significant impact on the appearance of buildings,
the street scene and, in particular, the historic environment. The City
Corporation’s long-standing approach is to restrain advertisements in terms
of size, location, materials and illumination as a means of safeguardingthe
high quality of the City’s environment.
6.1.9.
The City has numerous small open spaces, which provide valuable amenities,
many of which are of historic importance. The design of these small spaces
requires innovative and sensitive design solutions which respect their character
and settings and create high quality, accessible areas for all the City’s
communities. The City’s streets provide space for public enjoyment, and the City
Corporation has a programme of public realm enhancement projects to improve the
quality, sustainability, inclusivity and amenity of the public realm.
6.1.10. The City provides significant employment, residential and leisure opportunities
that should be accessible to all. Accessibility to new and existing buildings and
spaces must be maximised to create an inclusive environment. Adaptation of
historic buildings presents particular challenges and requires careful design
solutions. The City Corporation has an active programme of implementing access
adaptations and will prepare further guidance for developers.
Policy DE1: Sustainability Standards
1. All development must demonstrate the highest feasible and viable sustainability
standards in the design, construction, operation and “end of life” phases of
development.
2. Proposals for major development will be required to:
•

achieve a minimum BREEAM rating of “excellent” or and aim for
“outstanding” against the current, relevant BREEAM criteria at the time of
application, obtaining maximum credits for the City’s priorities (energy, water,
pollution and materials);

•

demonstrate that London Plan carbon emission and air quality requirements
have been met on site, retaining embodied carbon within building
structures where feasible. In exceptional circumstances where standards
cannot be met on site offsetting will be required to account for the shortfall;

•

demonstrate climate resilience in building and landscape design; and

•

incorporate collective infrastructure such as heating and cooling networks,
smart grids and collective battery storage wherever possible, to contribute to a
zero-emissions, zero-waste, climate resilient City.

Reason for the policy
6.1.11. The drivers for sustainable development are increasing, affecting global and
local businesses, workers, residents and visitors. The businesses that survive
will be those that embrace sustainability and responsible consumption. The
pace and prestigious nature of development in the City presents opportunities to
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incorporate innovative design in both new and existing buildings to provide positive
environmental outcomes for the City’s priorities:
•

Energy, carbon emissions and air pollutants – reducing emissions and
moving to a zero emissions and zero carbon city by 2040, in line with the
requirements of the City Corporation’s Climate Action Strategy;

•

Water – reducing water use in an area of serious water stress;

•

Pollution – reducing exposure to poor air quality;

•

Materials – reducing retaining embodied carbon in existing buildings and
materials, and improving resource efficiency.

6.1.12. Social and environmental responsibility is high on the agenda for many City
businesses and their workforce and A a working environment that supports these
goals is essential to attract for the City’s future businesses. The London Plan
provides a framework for driving forward this agenda, but it needs to must be
implemented at a local level.
6.1.13. The City of London Zero Emissions Study 2018 provides evidence for the
trajectory to a zero emissions City. The role of collective infrastructures such as
smart grids, battery storage, and heating and cooling networks and hydrogen
infrastructure are highlighted as essential elements of a future zero emissions
City, where decarbonised electricity that does not contribute to future local levels of
pollution, is the main energy source. Heating and cooling networks will
increasingly exploit low carbon energy from waste heat and heat pump
technologies rather than fossil fuels and contribute to reductions in primary
energy demand, carbon emissions and nitrous oxides. tTherefore, connection
to these networks is expected wherever feasible, subject to appropriate
decarbonisation plans.
6.1.14. The City Corporation has adopted a Climate Action Strategy which sets
out a trajectory towards zero carbon in the City of London by 2040, and
actions required to ensure that the City is resilient to the impacts of climate
change. The application of sustainability standards through this Plan will
contribute to the achievement of these objectives. Guidance in the area of
sustainable development is rapidly evolving. Applicants should use the most
up to date guidance to inform their planning proposals.
How the policy works
6.1.15. The requirement for the highest feasible and viable sustainability
standards policy applies to all development in the City, including major new
development, extensions to existing buildings, major refurbishments and minor
development. Refurbishments of existing buildings are also subject to this policy
where proposed works constitute development. Refurbishments bring the
benefit of re-using some of the existing building’s embodied carbon.
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Standards required are those that are in place at the time of submission of a
planning application.
6.1.16. Sustainability Statements should be used to provide comprehensive evidence
of the sustainability of each development., demonstrating that the design meets
the highest feasible and viable standards.
6.1.17. For major development the Sustainability Statement should include:
•

a BREEAM pre-assessment or design stage assessment including a summary
of the credits to be targeted in each category. Planning conditions will be used
to require submission of a post construction BREEAM certificate to
demonstrate implementation of the approved designs, achievement of the
City’s priority credits and identify any performance gaps between design and
completed development.

•

an energy assessment in line with the Mayor’s Energy Planning Guidance.
Where carbon offsetting is required, this will be secured through a S106
agreement with offsetting contributions ring fenced for carbon reduction
projects in the City or elsewhere.

•

an air quality assessment to meet the requirements of the London Plan
demonstrating that the development will not result in deterioration in air quality,
in line with the City of London Air Quality SPD.

•

details of the proposed adaptation and resilience measures to make the
building resilient to the climate and weather patterns it will encounter during its
lifespan.

•

Details of collective infrastructure which has been incorporated to address
environmental challenges.

Extensions:
•

If a development proposal includes an extension greater than 25% of the
existing floorspace or consists of a coherent distinct structure greater than
1,000sq.m, the extension on its own should be treated as a major
development and assessed accordingly, including consideration of London
Plan carbon emission targets and BREEAM requirements.

For minor development
•

Although minor development may provide more limited opportunities for the
incorporation of sustainability features it is important that sustainability is
considered at the design stage for all projects. For most minor development
inclusion of sustainability information in the Design and Access Statement will
suffice.

Policy DE2: New Development
1. Development should be of a world-class standard of design and
architectural detailand should enhance the townscape and public
realm. Development that would adversely affect the character,
appearance or amenities of the buildings or area will be resisted.
2. The design of all new development must ensure that:
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•

The bulk and massing of schemes are appropriate in relation to their
surroundings and have due regard to the general scale, height, building lines,
character, historic interest and significance, urban grain and materials of the
locality and relate well to the character of the area, enhancing pedestrian
permeability;

•

Appropriate, high quality, low carbon, sustainable and durable materials are
used;

•

The design and materials avoid unacceptable wind, loss of sunlight and
thermal comfort impacts at street level or intrusive solar glare impacts on the
surrounding townscape and public realm;

•

Development has attractive and visually interesting street level elevations,
providing active frontages wherever possible to maintain or enhance the
vitality of the City’s streets;

•

Proposed uses can be accommodated within the curtilage of the development
and do not rely on use of the public realm;

•

Plant and building services equipment are fully screened from view and
integrated into the design of the building; Installations that would adversely
affect the character, appearance or amenities of the buildings or area will
be resisted;

•

Servicing entrances are designed to minimise their effects on the appearance
of the building and street scene and are fully integrated into the building’s
design;

•

There is provision of appropriate hard and soft landscaping, including
appropriate boundary treatments and urban greening;

•

Buildings are inclusive and accessible to all;

•

Security and safety measures are incorporated into the design at an
early stage to avoid the need to retro-fit measures that adversely impact
on the public realm or the quality of design; and

•

Opportunities are taken to enhance the appearance of the roofscape.

Reason for the policy
6.1.18. The network of routes and spaces, the scale, form, architectural expression
and detailed design of buildings, together with the use of particular building
materials, and the contribution of these elements to the composition of street
blocks are characteristic of, and combine to produce, the close-knit and intricate
townscape of the City. It is important that new buildings and alterations respect and
reinforce this general character. The City has dynamic, striking and internationally
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acclaimed architecture as well as more contextual buildings appropriate to their
townscape setting.
How the policy works
6.1.19. In assessing development schemes detailed consideration will be given to the
bulk and massing and special characteristics of their locality. All development
proposals are expected to have a high standard of design and architectural
detailing.
6.1.20. Wind conditions and solar glare can may have an adverse effect on the
surrounding townscape and the quality and use of the public realm. Assessments
will need to be carried out on the impact of proposed development on wind
conditions, thermal comfort and solar glare. Any adverse impacts will need to be
mitigated and appropriate measures to achieve this should be integrated into the
design of the development. The City Corporation has published Planning Advice
Notes on micro-climatic issues guidelines for developers on wind
microclimate studies required to support planning applications. Further
guidance is available on solar glare, solar convergence and sunlight impacts
of development. The City Corporation will publish a further Planning Advice
Note for developers on addressing thermal comfort in the public realm.
6.1.21. The design and execution of extensions and alterations to buildings, such as
entrances and windows, are of considerable importance since they have a
cumulative effect on the overall character and appearance of the City. Extensions
or alterations should be considered in relation to the architectural character of the
building, designed to minimise their impact and integrated with into the design of
the building. Alterations and extensions should achieve a successful design
relationship with their surroundings, taking full account of the local context and the
setting of the building.
6.1.22. In most buildings, the ground floor elevation has the most effect on public
amenity, so its design should be given particular attention to ensure that it is
legible, visually attractive and provides active frontages. Features such as bBlank
frontages and ventilation louvres should be avoided. Ventilation louvres, where
required necessary, should be located away from busy streets. Servicing
entrances should be carefully designed to minimise adverse effects on the
townscape.
6.1.23. The design of bBuildings must be able to accommodate proposed uses within
the curtilage of the development, including provision of tables and chairs. Proposed
uses must not rely on the use of space in the public realm, including the use of
public highway.
6.1.24. The City of London has many public and private viewing galleries, terraces and
tall buildings, meaning that many workers, residents and visitors see the
townscape from above. Attention should be given to the form, profile and general
appearance of the roofscape to ensure that it complements the building as viewed
from surrounding buildings as well as from the ground. The potential to add visual
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interest to a roofscape, including greening, should be actively considered
designed in from the outset. of any scheme.
6.1.25. Where feasible, pPlant should be located below ground. Where this is not
feasible, additional roof top plant for an existing building it should be
satisfactorily integrated into the form and design of the existing roof. It should be
enclosed and covered where it would otherwise harm the appearance of the
building, the general scene, or views from other buildings. All chimneys should
terminate at the highest point of the building. Intake points should be
located away from existing and potential pollution sources (e.g. busy roads
and combustion flues). All combustion flues should terminate above the roof
height of the tallest building in the development to ensure maximum
dispersion of pollutants. Consideration should be given to the use of external
heating and cooling supplies from district heating and cooling networks, such as
the Citigen network, where available, as these may avoid or reduce the need for
roof top installations such as boiler flues, cooling towers and plant rooms, as well
as providing wider environmental benefits.
6.1.26. Servicing entrances can have a detrimental impact on the appearance of the
building and its immediate setting and can harm otherwise attractive pedestrian
routes. The City Corporation expects innovative design solutions for servicing
entrances and adjacent areas to minimise their visual impact and to enable them to
be integrated into the design of the building. Design solutions must respect the
sensitive nature of listed buildings and conservation areas. Gates and doors
should be well designed and should be kept closed when the entrance to the
service bay is not in use.
6.1.27. Ventilation or extraction systems should be routed internally and extensive or
unsightly external ducting will not normally be refused permitted. Provision must
be made within the building for services and ducting to and from all uses.
Ventilation systems in new build premises for extracting and dispersing any
emissions and cooking smells must be discharged at roof level and
designed, installed, operated and maintained in accordance with
manufacturer’s specification in order to prevent smells and emissions
adversely affecting neighbours. For changes of use, developers and/or
occupiers should investigate the potential to vent emissions to the roof.
Where it can be demonstrated that venting of such emissions to the roof is
not practical, venting to an adjacent footway will only be acceptable where
the extraction system is of the highest specification for odour abatement and
there is no adverse impact on neighbours by virtue of smells or other
emissions. Other ventilation louvres should not be sited by adjoining footways.
Developments should incorporate suitable off-street facilities for smokers wherever
possible to avoid the need for smokers to congregate on the pavements.
6.1.28. Developers should provide suitable rooftop ventilation for the City’s sewer
network, where appropriate, and this should be integrated into the design of
buildings.
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6.1.29. Strategic Policy S2 (Safe and Secure City) and Policy SA3 (Designing in
Security) set out how appropriate security and safety provision must be
incorporated into all development.

Policy DE3: Public Realm
The City Corporation will work in partnership with developers, Transport for London and
other organisations to design and implement schemes for the enhancement of the
streets and spaces between buildings and the creation of new spaces. Public realm
schemes must be of a high standard of design, sustainability, surface treatment and
landscaping, having regard to:
•

The predominant use and function of the space and adjacent spaces;

•

The use of sustainable natural materials, avoiding an excessive range and
harmonising with the surroundings of the scheme and materials used
throughout the City;

•

The inclusion of trees and soft landscaping and the promotion of biodiversity,
where feasible linking up existing green spaces and routes to provide green
corridors;

•

The City’s heritage, identifying and retaining features that contribute positively
to the character, cultural experience and appearance of the City;

•

The provision of sustainable drainage, where feasible, co-ordinating the design
with adjacent buildings to facilitate the implementation of rainwater recycling;

•

The need to provide accessible and inclusive design that meets the needs of
different users, ensuring that streets and walkways remain uncluttered and
enhance pedestrian permeability;

•

The need to provide a Hhigh quality, safe and functional public realm that
meets the needs of different users;

•

The sensitive co-ordination of lighting with the overall design of the scheme;
and

•

The wellbeing of users in relation to air pollution, noise, temperatures, shading
and microclimate.

Reason for the policy
6.1.30. The City Corporation will actively promote schemes for the enhancement of the
street scene and public realm. High quality natural materials are characteristic of
the City of London and add greatly to the character and identity of streets, courts
and spaces. Wherever possible, the City Corporation will retain these surface
materials and will carry out repairs to match and extend their use. Elsewhere, the
City Corporation will encourage a limited palette of materials, providing continuity in
the streetscape, and ease of access through the City.
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Further guidance on the implementation of public realm enhancement is set
out in the City’s Public Realm Supplementary Planning Document and theCity
Public Realm Technical Manual, and the Mayor of London’s Streetscape
Guidance.
How the policy works
6.1.31. The City Corporation will undertake street public realm enhancement works
through specifically targeted projects or in association with general street
maintenance and vehicle, cycle and pedestrian traffic management schemes. The
City Corporation will use s106 planning obligations, s278 highways contributions,
the Community Infrastructure Levy and funding from external sources to deliver
enhancement works.
6.1.32. All projects in the public realm should be inclusive in design so that they
provide equal access for all people in the City. Consideration should be given to
design features which prevent damage from the activities of skaters, such as
metal studs incorporated into street furniture and hard surfaces. Designs
should be robust and durable and use sustainable and low carbon materials.
6.1.33. The incorporation of artworks or integral decorative features, such as
sculptures, fountains and schemes included in the City Arts Initiative, to create
animated spaces, will be encouraged. Early consideration of and their design,
management and maintenance regime should be considered at an early stage
of the design is required. Detailed guidance is provided in Policy CV5.
6.1.34. Further information on design and requirements for the public realm is
available in the City Public Realm Supplementary Planning Document SPD, the
City Public Realm Technical Manual, Conservation Area Character
Summaries and Management Strategies, where appropriate, and the Mayor of
London’s Streetscape Guidance.

Policy DE4: Pedestrian permeability
Improved wayfinding will be sought through public realm improvements.
Development will be required to contribute towards the improvement of pedestrian
permeability in the City by:
•

Providing legible, good quality, safe and low pollution pedestrian connections
between spaces;

•

Providing new pedestrian routes through buildings and development sites,
where feasible, and respecting, maintaining and where feasible restoring,
the City’s characteristic network of accessible buildings, streets, courts and
alleyways;

•

Providing publicly accessible ground floors for improved pedestrian
movement,where feasible;

•

Providing pedestrian routes that are of adequate width, step-free and
followbest practice in street design to encourage ease of movement.

2. Developments should enhance pedestrian permeability and not lead to the loss of
routes and spaces that enhance the City’s function, character and historic interest.
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Reason for the policy
6.1.35. The intensification of the use of buildings and the increase in the City’s working
population are putting added pressure on the capacity, convenience, comfort and
safety of the spaces, streets, lanes and alleys at the heart of the City. Peak times
are particularly busy for all forms of transport, and the potential for conflict between
modes of travel is increased.
6.1.36. Most travel in and through the City is on foot. The City Corporation has
adopted Transport for London’s Legible London as a means of improving
wayfinding within and through the City of London.
How the policy works
6.1.37. In order to reduce pedestrian congestion and improve pedestrian access
through the public realm, new pathways for moving through the City will need to be
created or re-established if they were previously in existence. Spreading the
footfall across a wider area will help to create a more vibrant and comfortable street
network.
6.1.38. Development will be expected to deliver net gains in the public realm, through
the establishment of new pedestrian routes around and through buildings, having
regard to the cumulative impact of their development alongside existing and
permitted development on the capacity of pedestrian routes. Publicly accessible
ground floors will be encouraged where pedestrian desire lines would otherwise be
affected and permeability of the City compromised. The City Corporation has
developed a block size analysis which identifies large impermeable street
blocks across the City in order to prioritise the identification of new
pedestrian routes through development proposals. Over the Plan period the
aim is to reduce the proportion of larger street blocks (shown in blue on
Figure 11) and to increase the proportion of smaller blocks.
6.1.39. Developers will be required to meet the cost of updates to the Legible
London map database which are required as a result of development, and to
fund the provision of new Legible London totems, where necessary.
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Figure 11: Block Size Analysis

Policy DE5: Terraces and Viewing Galleries
1. Roof terraces will be permitted providing encouraged where:
•

The design of the roof terrace is visually integrated into the overall design of
the building when seen from both street level and higher-level viewpoints;

•

There would be no immediate overlooking of residential premises,
unacceptable disturbance from noise or other significantly adverse impacts
on residential amenity. Where there is a potential for a significantly
adverse impact, the use of an extensive green roof and a restriction on
access should be considered as an alternative;

•

Historic or locally distinctive roof forms, features or structures are can be
retained and enhanced;

•

There would be no adverse impact on protected views;

•

The design and layout of the terrace maximises optimises the potential for
urban greening;

•

Emissions from combustion plant will not affect users of the roof garden
terrace.
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2. Where roof terraces and viewing galleries are proposed, security risks must be
addressed at the design stage and space for security checks incorporated into
the development, where required.
3. The provision of free to enter, publicly accessible areas will be required as part of all
tall building or major developments, which may include roof gardens and terraces
or public viewing galleries at upper levels, where appropriate.
Reason for the policy
6.1.40. Roof gardens and terraces are becoming increasingly common in the City, in
response to demand from developers and occupiers. Public and private roof
gardens and terraces present an opportunity for additional amenity space, urban
greenery and the creation of new viewpoints of the City and the surrounding areas,
thereby reinforcing London’s cultural and historic attractions.
How the policy works
6.1.41. The City Corporation encourages Pproposals for roof gardens and terraces
should be where they are sympathetic to existing roof forms and features,
particularly those of historic interest or which are otherwise locally distinctive and
where they do not impact adversely on residential amenity. There should be
no impact on strategic or locally protected views.
6.1.42. Where Rroof terraces and gardens should be are publicly accessible, where
possible and entrances should not result in safety or security concerns, create
congestion or adversely impact on the environmental quality at street level.
Security implications should be considered at the design stage of the
development, including making provision for security checks within the
development, where required. Opening hours may be managed by condition or
agreement, particularly where there are residential premises nearby. Roof terraces
should not significantly increase noise levels, or result in unacceptable light
spillage to the surrounding in areas with residents or other sensitive uses.
and aAppropriate safety features should be included to prevent people from
jumping or falling. The City Corporation is producing guidelines to advise
developers on best practice to reduce the potential for suicides from tall
buildings. The positioning of combustion flues should be carefully considered so
as to not expose users of the roof terrace to pollution emissions from combustion
plant.
6.1.43. Public access to the tall buildings found within the City of London is important
in creating an inclusive Ccity. Tall buildings should provide publicly accessible
areas at upper levels, which are free to enter. These may include public viewing
galleries at upper levels or other forms of open space provision, or features such
as and may provide retail, leisure or educational facilities to enhance their
attraction.
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Policy DE6: Shopfronts
Shopfronts should be of a high standard of design and appearance; inappropriate
designs and alterations will be resisted. Shopfront proposals should:
•

Respect the quality and architectural contribution of any existing shopfront;

•

Maintain the relationship between the shopfront, any fascia, the building and
its context;

•

Use materials which are sympathetic to the wider context and are of high
quality;

•

Ensure that signage is in appropriate locations and in proportion to the
shopfront;

•

Take into account the impact of the installation of louvres, plants and access
to refuse storage;

•

Ensure that awnings and canopies are positioned only in locations where they
would not harm the appearance of the shopfront, or obstruct architectural
features or views and are in compliance with highway requirements;

•

Avoid openable shopfronts or large serving openings where they would have a
harmful impact on the appearance of the building and/or amenity of the area;

•

Avoid external shutters and consider contain alternative security measures,
where required;

•

Consider the internal treatment of shop windows (displays and opaque
windows) and the contribution to Avoid opaque windows and provide
retail displays which encourage browsing and passive surveillance;

•

Ensure that the design allows access by users, for example, is inclusive
incorporating level entrances and adequate door widths; and

•

Ensure that internal shop lighting does not create inappropriate light spillage
into the public realm sphere.

Reason for the policy
6.1.44. Shopfronts are important elements in the townscape and can contribute
significantly to the look of any street scene. The design of a shopfront should
recognise this and be appropriate to, or enhance, the building and its location. It
should respect the design of the building and not obscure, or result in damage to,
existing architectural features.
6.1.45. Existing shopfronts that should be retained where they contribute to the
appearance or special interest of a building or the street scene, particularly in listed
buildings or conservation areas, or those that are of design or historic significance
in their own right or as part of a group. Any modifications necessary should be
sympathetic to the original design.
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How the policy works
6.1.46. New shopfront proposals should consider the relationship with relate to the
upper floors of the building and surrounding buildings, providing consistency
with neighbouring premises, where appropriate. New shopfronts should and
include utilise high quality materials and finishes. The City Corporation will seek a
reduction in fascias of excessive dimensions (height, width and depth), which are
out of proportion or scale with the shopfront or considered to have a detrimental
visual effect on the building or the street scene.
The design of new shopfronts should include a signage zone that is
consistent across a parade of shops of matching or similar design.
6.1.47. Modification to shopfronts and shopfront designs to incorporate ing louvres,
plant or refuse accommodation should be undertaken in a manner sympathetic to
the design and character of the building if where they cannot be accommodated in
less sensitive elevations. Awnings and canopies, where appropriate, should be
integrated into the shopfront design in relation to size, location and materials.
6.1.48. Fully Oopenable shopfronts and large serving openings are not normally
may be refused where acceptable as they create a void at ground floor level that
could harm the appearance of buildings and create potential amenity issues.
6.1.49. Required Ssecurity measures should be internal to limit their visual impact on
shopfronts. External security shutters are not normally acceptable, except where
they are a characteristic of historic shopfronts., while iInternal shutters should
be perforated to enable visibility into the shop and passive surveillance. To enliven
frontages and enable passive surveillance, all retail frontages should provide good
visibility and glazing should not be blanked out. The installation of security glass
and steel reinforced frontages will be considered in the context of the impact on the
appearance and historic significance of the shopfronts.
6.1.50. Retail entrances should be designed with level entrances to enable inclusive
access by all. Other Access measures and movable ramps should only be used
exceptionally where level entrance is not feasible.
Policy DE7: Advertisements
1. Advertising must be of a high standard of design, restrained in amount and in
keeping with the character of the City.
2. Excessive or obtrusive advertising, inappropriate illuminated signs and the display of
advertisements above ground floor level will be resisted.
Reason for the policy
6.1.51. To protect and enhance the character of the City’s streets, the City Corporation
considers that advertising material should be restrained in quantity and form. Poor
quality advertisements harm the street scene and the unique character of the City
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of London. The City Corporation will exercise advertisement control having regard
to visual amenity and public safety and will seek improvements to the design of
advertisements, where necessary.
How the policy works
6.1.52. Advertising hoardings and advertisements on street furniture will not normally
be permitted as these detract from the restrained character of the City. The
display of poster advertisements on construction site hoardings will be resisted
unless directly related to the development site. Construction hoardings may,
however, provide an opportunity to add interest to the street scene by
including images and information about the development under
construction. Further guidance is contained in the City Corporation’s Hoardings
Advice Note.
6.1.53. The design of advertising material should respect its locality and use
appropriate materials of high quality. Advertisements should be appropriate to the
frontage served and should avoid not include static or moving projection of
images beyond the frontage, such as laser projections and projections on building
façades, as a means of to protecting visual amenity and public safety. Illumination
of advertisements should be discreet and incorporate LEDs to reduce the overall
bulk and energy use of signage. Advertising flags and banners will not normally be
permitted except where appropriate for cultural institutions. Rotating
advertisements will be resisted as these detract from the City’s character.
6.1.54. Particular care will be necessary with retailing advertisements on or in the
settings of listed buildings and within conservation areas. Internal illumination of
adverts advertisements in such areas will not normally be permitted.
6.1.55. Advertisements above ground level are detrimental to the appearance and
visual amenity of the street scene and can detract from the character and qualities
of individual buildings by obscuring architectural features and the City’s
streetscape and skyline. While there are exceptions, such as traditional or
historic signs, signs in an elevated position will not usually be permitted.
6.1.56. Appropriate action will be taken to have unauthorised advertisements
removed. The City Corporation’s Transport Strategy indicates that the City
Corporation will ensure requires that pavements are kept clear of obstructions
through a range of actions, which include not permitting A-boards on the
pavement and encouraging owners and occupiers not to place A-boards on
private land adjacentto the pavement.
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Policy DE8: Daylight and sunlight
1. Development proposals will be required to demonstrate that the daylight and sunlight
available to nearby dwellings and open spaces is not reduced noticeably to
unacceptable levels appropriate for its context and provides acceptable living
standards, taking account of the Building Research Establishment’s guidelines.
2. The design of new developments should allow for the lighting needs of intended
occupiers and provide acceptable levels of daylight and sunlight consistent with a city
centre context, minimising the need for artificial lighting.
3. The design of d Development should incorporate design measures to mitigate
adverse solar glare effects on surrounding buildings and public realm.
Reason for the policy
6.1.57.
The City is an urban centre with a very high density of buildings, resulting in
lower average levels of daylight and sunlight to buildings and spaces in
comparison to suburban or rural areas. The impact of this density on
surrounding areas can be to reduce levels of daylight and sunlight in the
surrounding area below that which would normally be expected. The City
Corporation seeks to provide the best outcome in terms of sunlight and
daylight, both for the development itself and the buildings in the vicinity,
requiring design strategies that maximise the natural light potential. The
amount of daylight and sunlight received has an important effect on the amenity of
dwellings, the appearance and enjoyment of the open spaces and streets of the
City, and the energy efficiency of all buildings. Access to appropriate levels of
daylight and sunlight is important for the mental health of workers and residents.
How the policy works
6.1.58. The Building Research Establishment (BRE) has issued guidelines in ‘Site
Layout Planning for Daylight and Sunlight’ that set out a methodology for assessing
changes in daylight and sunlight arising from new development. The City
Corporation will apply these methods, consistent with BRE and NPPF guidance
that ideal daylight and sunlight conditions may not be practicable in densely
developed city-centre locations. Given the importance of the City’s open spaces
in a high-density urban environment, the impact of any changes to sunlight
on the public realm will need to be carefully evaluated even if proposals
comply with BRE guidelines. Developers will be required to submit daylight and
sunlight assessments in support of their proposals. The City Corporation may seek
require independent verification of these assessments at the developer’s expense.
6.1.59. When considering proposed changes to existing lighting levels, the City
Corporation will take account of the cumulative effect of development proposals,
and existing levels of light if they are low. Where appropriate, tThe City
Corporation will take into account unusual existing circumstances, such as
development on an open or low-rise site and as well as the presence of balconies
125

or other external features, which limit the daylight and sunlight that a building can
receive. The Mayor of London has indicated that guidance on daylight and
sunlight standards will be produced to support the London Plan.
6.1.60. Planning considerations concerning daylight and sunlight operate
independently of any common law rights and any light and air agreements which
may exist. If a development is considered acceptable in planning terms
beneficial in the public interest and has planning permission, but it is not
proceeding due to rights to light issues, the City Corporation may consider
acquiring interests in land or appropriating land for planning purposes to enable
development to proceed.

Policy DE9: Lighting
1. Lighting should be sensitively co-ordinated with the overall design of any new
development, having regard to siting, scale, type, intensity and colour temperature of
light. Major d Development proposals must should consider the lighting strategy
early in the design process.
2. Development should incorporate measures to reduce the potential for light spillage
from external and internal lighting, particularly where it would impact adversely on
neighbouring occupiers, the wider public realm and biodiversity.
3. The external lighting of buildings should contribute positively to the unique character
and grandeur of the City townscape by night.
4. External lighting of heritage assets within the City must be sympathetic to the
building and the wider context in terms of tone and brightness.
Reason for the policy
6.1.61. The City Corporation’s Lighting Strategy contributes to the City’s
Corporation’s wider aims of improving the night-time offering and creating an
after-dark street experience that befits a world class business and cultural centre.
Well-designed lighting schemes on commercial properties within the City can help
create an attractive night-time townscape and enhance the experience for visitors,
whilst avoiding disturbance to residents.
6.1.62. Development has the potential to positively or adversely alter affect the level
of lighting in the surrounding area, so the lighting scheme should be incorporated
into the detailed design process at an early stage. Intensity, colour, scale and glare
are all factors to be considered. Sensitively designed lighting schemes can improve
accessibility for those with disabilities by reducing glare and excessive contrast.
Lighting can support the prevention and detection of crime and anti-social
behaviour and improve the perception of personal security. In the City, the
predominance of glazed office buildings with glass frontages can lead to light
spillage concerns for neighbouring residents with a potential impact on wellbeing.
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Avoidance of light spillage onto urban green spaces is crucial for biodiversity. in
the urban setting.
How the policy works
6.1.63. The highlighting of key buildings, bridges and other points of interest within the
City at night time is appropriate where it adds to enhances the overall experience
of this unique the area, celebrating and enhancing the unique atmosphere of
the area, and providesing orientation and wayfinding after dark.
6.1.64. The Illuminated River art project, to be implemented fully by 2022, will
enhance the visual impact at night time through lighting of all 5 bridges located in
the City. This will be complemented by a reduction in street lighting found on the
bridges.
6.1.65. The external illumination of buildings, where appropriate, should be carefully
designed to ensure visual sensitivity, minimal energy use and light pollution, and
the discreet integration of light fittings into the building design. Lighting intensity,
tone and colour need to respect the architectural form and detail of the building, be
sensitive to the setting of historic buildings and limit adverse effects upon
adjacent areas, and uses and biodiversity.
6.1.66. There is potential for badly designed lighting schemes to generate light
pollution with adverse impacts on neighbours and the natural environment,
as well as incurring unnecessary costs for the occupier. The design of
lighting schemes should be considered at an early stage in the development
design process, having regard to the City of London Lighting Strategy.
Developers should submit a Lighting Strategy with their planning application
if a proposal includes the installation of external lighting or light spillage into
the public realm.
6.1.67. The City Corporation will prepare further planning guidance to assist
developers in the design of appropriate lighting schemes. Detailed information
on requirements for lighting can be found in the City of London Lighting Strategy.
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6.2 Vehicular Transport and Servicing
Context
6.1.1. The City is served by an extensive public transport network with six mainline
railway stations, 12 underground and DLR stations and an extensive network of
bus routes. Transport for London identifies the whole of the City of London as
having a Public transport Accessibility rating of above 6, the highest
possible score. In addition, major rail termini near the City are used by large
numbers of City commuters. Significant improvements are being made to public
transport provision, particularly with the opening of the Elizabeth Line in 2019 with
two stations in the City at Farringdon and Liverpool Street/Moorgate. There are
also river bus services which stop at Blackfriars Pier and at Tower Pier just outside
the City.
6.1.2. The City has access to a very wide regional labour pool with many of its
businesses drawing their workforces from destinations across London and
the wider South East. The provision of safe, convenient, sustainable and
effective public transport services and facilities is critical to the City’s
international competitiveness and its ability to continue to attract highly
skilled workers. Given the unique nature of the City, with its comparatively
low residential population and its dependence on inward commuting, the
widely publicised ‘15-minute cities’ concept is not directly relevant to the
City’s circumstances. For instance, some services for City residents are
provided in adjoining boroughs through partnership working arrangements,
since it may not be cost effective to deliver those services within the Square
Mile. The policies in this Plan seek to facilitate ease of access to jobs and
services by walking and cycling for those who are able to do so, including
ensuring good connections to neighbouring boroughs.
6.1.3.
Traffic in the City has changed significantly over the last two decades, both in
terms of total volume and overall composition. Biennial traffic counts across the
City show a 40% decrease in overall traffic volumes, with greater reductions for
motor vehicles such as cars and light goods vehicles. The greatest observed
reductions in numbers have coincided with key events such as the introduction of
the Congestion Charge Zone, the global recession and the introduction of cycle
superhighways. The street capacity unlocked by these reductions, alongside
increases in cycling infrastructure provision, has facilitated an estimated tripling of
cycling volumes across the City.
6.1.4.
Despite this traffic reductions, there are still significant challenges. Traffic
counts in autumn 2017 found a slight increase in car volumes, probably caused by
the increasing volumes of private hire vehicles. Freight volumes vehicle
numbers, after dropping significantly between 1999 and 2004, have levelled off in
recent years. The rapid increase in cycling volumes seen in the first decade of the
21st century has not been sustained, with volumes slightly decreasing in recent
years.
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6.1.5.
The demands on the City’s transport network are increasing due to significant
growth, fast-moving technological development and changing travel habits. In light
of these factors, the City Corporation is developing published a long-term
Transport Strategy in 2019 which will sets the key priorities for the City’s streets
and how the network is used. The Transport Strategy was developed in parallel
with the drafting of the Local Plan and the policies set out in both are
aligned. Measures to support the City’s Covid-19 recovery may provide an
opportunity to accelerate delivery of some elements of the Transport
Strategy.
6.1.6.
The Mayor’s Transport Strategy provides London-wide guidance, which is
implemented locally through the City’s Local Implementation Plan. Transport
providers serving the City also publish plans and strategies that influence
investment and management decisions affecting the City’s transport network.
Strategic Policy S9: Vehicular Transport and Servicing
The City’s transport infrastructure will be maintained and improved by:
1. Safeguarding land where necessary, as shown on the Policies Map, to enable the
delivery of increased public transport capacity, including the Northern Line/Bank
Station upgrade. Proposals which are contrary to the safeguarding of strategic
infrastructure projects will be refused.
2. Implementing improvements to street-level interchange between Fenchurch Street
and Tower Hill/Tower Gateway stations and working with partners to explore the
feasibility of a direct interchange route in the longer-term.
3. Promoting further improvements to public transport capacity and step-free access at
existing mainline rail, and London Underground stations and river piers.
4. Minimising road danger and congestion, and reducing vehicle emissions by:
•

Designing and managing streets in accordance with the City of London street
hierarchy;

•

Minimising the impact of freight and servicing trips through such measures as
including the provision of on-site servicing facilities, the timing of deliveries
outside peak hours, the adoption of area-wide solutions, and the use of
freight consolidation and promoting deliveries by foot or bicycle for
shorter distances;

•

Facilitating essential traffic, including emergency service vehicles, buses,
freight and private transport for people with particular access needs, whilst
minimising the environmental impact of these modes;

•

Encouraging the provision of infrastructure for alternative-fuel vehicles and
zero emissions vehicles, such as off-street vehicle charging points;

•

Using traffic management measures and street works permits to improve
journey time reliability on the City’s roads; and
12

•

Requiring developers to demonstrate, through Transport Assessments,
Construction Logistics Plans, Travel Plans, Cycling Promotion Plans and
Delivery and Servicing Plans, how the environmental impacts and road danger
of travel and servicing will be minimised as a result of their development,
including through the use of river transport.

Reason for the policy
6.1.7.
The City’s strategic central London position and its comprehensive transport
infrastructure enable the vast majority of workers, residents and visitors to use
public transport to access the City from across London and the wider south east.
93% of commuter travel to the City is by public transport, walking or cycling.
Less than 5% of City workers drive to work. In transport terms, tThe City is
already a highly sustainable location, and the opening of the Elizabeth Line will
result in a wider catchment area within an hour’s journey time of the City. The City
Corporation will use its planning powers, alongside its role as a transport authority,
and in partnership with Transport for London to help secure improvements to public
transport, for instance by safeguarding land from other forms of development
where necessary.

Figure 11 12: Rail and underground network
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6.1.8.
The City’s draft Transport Strategy indicates that the design and management
of streets will reflect their position in the street hierarchy, as well as their function
as places. A simplified street hierarchy is proposed, as set out in Table 1
Current category

Movement function

Proposed
category

Strategic Road

Through traffic – the preferred streets
for motor vehicles that do not start or
finish their journey in, or immediately
adjacent to, the Square Mile.

London Access
streets (TfL
network)

Local traffic – the preferred streets for
motor vehicles that are travelling
around the Square Mile or to locations
immediately adjacent.

City Access
streets

Access – used for the first or final part
of a journey, providing access to
properties.

Local Access
streets

London Distributor
Road
Borough Distributor
Road
Local Distributor Road
Local Access Road

Table 1 3: Proposed City of London street hierarchy

Figure 12 13: Proposed City of London Street Hierarchy
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6.1.9.
The TfL network (classed as London Access) is expected to accommodate the
majority of through traffic, while roads which are managed by the City Corporation
are classed as either City Access or Local Access. Proposed changes to the
highway network at Bank Junction, St Paul’s Gyratory and Beech Street are
reflected in the new street hierarchy.
How the policy works
6.1.10. The City’s draft Transport Strategy aims to support the continued reduction of
motor vehicle traffic on the City’s streets, with targets proposed to reduce the
number of motor vehicles in the City by at least 25% by 2030 and at least 50% by
2044. The spare capacity unlocked by these reductions will allow for the radical
transformation of the City’s streets to deliver a healthier, safer and more attractive
street environment.
6.1.11. Achievement of the targets will be partly is dependent on measures
introduced by the Mayor of London and TfL, such as the proposed Central London
Zero Emission Zone, although the City Corporation will consider explore
implementing such specific measures within the City of London if strategic scale
measures are not progressed. The City Corporation will also implement measures
such as timed closures and additional traffic calming to facilitate the removal of
non-essential vehicular traffic.
6.1.12. The City Corporation will work with TfL to review bus routing and frequency
through the City to maintain or improve journey times and connectivity while
enhancing the pedestrian environment.
6.1.13. The City Corporation will work with TfL to prioritise investment in
accessibility improvements to underground and DLR stations and will seek
to identify opportunities to introduce step free access as part of new
developments and major refurbishments.
6.1.14. The City Corporation will require developers and occupiers to implement
proposals to minimise the impact of freight and servicing trips through supporting
measures such as the retiming of deliveries and collections outside peak periods,
along with consolidation onto fewer or different types of vehicles.
6.1.15. Greater use of the River Thames will be encouraged for both passenger and
freight transport purposes to alleviate the need for some motor vehicle trips on the
City’s streets.
Policy VT1: The impacts of development on transport
1. Development proposals must have a positive impact on highway safety for all users
and not have adverse effects on the City’s transport networks. Where development
would result in adverse impacts on the transport network, these must be mitigated
though site/building design and management of operational activities. Appropriate
measures will be sought via planning contributions or by legal agreement.
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2. The design and implementation of traffic management and highway security
measures must be agreed with the City Corporation and Transport for London, where
appropriate, and may include restricting motor vehicle access and using traffic
calming measures to limit the opportunity for hostile vehicle approach.
3. Transport Assessments and Travel Plans (incorporating Cycling Promotion Plans)
are required for all developments that exceed the following thresholds:
Land Use

Thresholds

Offices
Residential
Retail
Hotel
Health
Transport Infrastructure
Mixed Use

1,000m2
10 units
1,000m2
10 bed spaces
1,000m2
>500 additional trips per peak hour
1,000m2

4. A Construction Logistics Plans is required for all major developments or
refurbishments and for any developments that would have a significant impact on
the transport network during construction.
Reason for the policy
6.1.16. Development has the potential to create significant changes in transport
patterns and demands that must be addressed at an early stage of the design
process. Any adverse impacts that are identified must be minimised and mitigated
through appropriate design and/or management measures. Transport
Assessments are required to assess the potential impacts of development, while
Travel Plans will be required to maximise the use of active transport modes and
public transport.
How the policy works
6.1.17. An assessment of the transport implications of development, during both
construction and operation, should address the impacts on:
•

Road danger;

•

Pedestrian environment and movement;

•

Cycling infrastructure provision;

•

Public transport; and

•

The street network.

6.1.18. Transport Assessments and Travel Plans (incorporating Cycling Promotion
Plans) should be used to demonstrate adherence to the City Corporation’s
Transport Standards. Applicants should discuss the scope of the transport
documentation required early in the pre-application stage to ensure that it provides
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evidence tailored to the City’s specific circumstances. Account should be taken of
the cumulative transport impacts of other nearby developments. TfL has prepared
further guidance for developers on Transport Assessments which is
available on the TfL website.
6.1.19. A full Construction Logistics Plan (CLP) will be required by condition
with outline details required at the application stage. A CLP Construction
Logistics Plan should comply with the measures set out in the City Corporation’s
Code of Practice for Deconstruction and Construction Sites and with TfL’s online
guidance. The CLP should show examples of how vehicles will be managed
in line with the need to Reduce, Re-time and Re-mode (the three Rs).
6.1.20. Development will be subject to conditions, Section 106 and Section 278
Agreements to ensure appropriate mitigation of any adverse transport impacts.
Community Infrastructure Levy contributions will be used by the City Corporation to
deliver wider improvements to the transport network, where appropriate.
Policy VT2: Freight and Servicing
1. Applicants are required toshould consult with the City Corporation and agree all on
matters relating to servicing at an early design concept stage. Development should
be designed to allow provide for on-site servicing, wherever practicable.
2. Developments must minimise the need for freight trips and seek to work together
with adjoining owners and occupiers to manage freight and servicing on an areawide basis. Major commercial development must provide for freight consolidation.
New technologies will be encouraged to enable efficient servicing and deliveries to
sites.
3. On site servicing areas must be provided to allow all goods and refuse collection
vehicles likely to service the development at the same time to be conveniently loaded
and unloaded. Servicing areas should provide sufficient space or facilities for all
vehicles to enter and exit the site in a forward gear. Servicing areas must be
equipped with electric vehicle fast charging points.
4. Delivery to and servicing of new development must take place outside peak hours
(i.e. avoiding deliveries between 7am-10am, 12pm-2pm and 4pm-7pm on
weekdays). Deliveries should be made in the late evening or at weekends outside of
residential areas. Justification will be required where deliveries within peak
hours are considered necessary. Areas of high footfall may be subject to further
restrictions.
5. Developers should consider ways to reduce congestion caused by servicing and
deliveries, such as implementing last mile deliveries by foot, cycle or zero emission
vehicle, and should justify where such measures are not possible. Developers will be
encouraged to identify opportunities for last mile logistic hubs where appropriate.
6. Provision should be made within buildings for shredding operations.
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Reason for the policy
6.1.21. The low numbers of private motor vehicles in the City mean that delivery and
service vehicles have a relatively greater impact on traffic congestion and air
quality, especially in areas of high-density development and narrow streets.
Efficient off-street servicing and delivery arrangements are vital to keep the City’s
traffic moving and thereby avoid air pollution caused by stationary traffic. The
Mayor’s Transport Strategy aims to reduce the reduce the number of lorries and
vans entering central London in the morning peak by 10% by 2026. The City’s
Transport Strategy seeks to reduce the number of motorised freight vehicles
by 15% by 2030 and 30% by 2044 and facilitate the transition to ultra-low
emission and zero emission delivery vehicles. The City Corporation is working
with local employers to support them in freight consolidation and to share best
practice and ideas, for example through the Cheapside Business Alliance and the
Active City Network.
6.1.22. Retiming of deliveries and collections outside peak periods can reduce
congestion, as can consolidation onto fewer vehicles or different types of vehicles.
The City Corporation’s Transport Strategy aims to reduce the number of
motorised freight vehicles at peak times (7-10am, 12-2pm and 4-7pm) by 50%
by 2030 and 90% by 2044. The use of different forms of consolidation, including
‘virtual’ as well as physical consolidation, will be required to minimise the number of
trips required to service a development during construction and operation. Virtual
consolidation involves techniques such as preferred suppliers or nominated
carriers to serve a multi-tenanted building. Opportunities to trial and support
freight innovation through new technology will be explored as part of the City
Corporation’s Future City Streets programme.
6.1.23. Large physical consolidation centres will almost always need to be located
outside the City because of the lack of suitable land and high land values within the
City and will therefore require the cooperation of other local authorities. The City
Corporation’s draft Transport Strategy outlines the Corporation’s intention to
work with a partner haulier to provide a consolidation service for the City of
London by 2022 and aims to establish a sustainable logistics centre to serve the
Square Mile by 2030. This centre would co-locate major suppliers in a single
warehouse, alongside consolidation, waste collection and couriering services. It
would be supported by last mile logistics hubs within the City to facilitate more
deliveries on foot, by bike and by small electric vehicles.
6.1.24. Personal deliveries to places of work within the City contribute to congestion on
the streets. Businesses should discourage personal deliveries to business
premises and instead encourage deliveries near home and use of click and collect
parcel drop off services. It may be appropriate to secure this through a legal
agreement. Where deliveries continue to take place, the provision of shared
ground floor storage facilities in multi-tenanted buildings may reduce the
amount of time spent at the kerbside by delivery vehicles. To reduce
emissions from delivery vehicles, electric vehicle charging points will be required
within service areas for freight vehicles.
135

6.1.25. On-street shredding operations associated with building occupation creates
noise and congestion on street and can have an adverse impact on the amenity of
neighbouring uses. Provision should be made within off-street servicing areas
for shredding operations.
How the policy works
6.1.26. Servicing areas should be designed into new buildings and provide sufficient
space or facilities for all vehicles to enter and exit the site in a forward gear.
Headroom should be provided of at least 5m where skips are to be lifted and 4.75m
for all other vehicle circulation areas.
6.1.27. Delivery and Servicing Plans (DSP) will be required for all major
commercial development over 1,000m2 and any other development or
refurbishment that will cause significant transport impacts on the local or
wider area through operational deliveries and servicing. For smaller
development a DSP is encouraged, and may be required in sensitive areas,
as a tool to effectively manage delivery and servicing movements. Where
consolidation of servicing and deliveries is proposed, the number of vehicle trips
that have been avoided as a result should be set out in the Delivery and
Servicing Plan (DSP). Consideration should be given to smart or joint
procurement measures with other businesses to reduce the numbers of deliveries
and servicing trips required to the premises. Details should be set out in the DSP.
Where any sort of consolidation centre is to be used, a commitment to the use of
zero or low emission vehicles, and appropriate routeing should be included in the
DSP. Within the Square Mile, DSP’s should take account of the City’s street
hierarchy when considering routeing arrangements and should address the
potential for use of the River Thames to reduce congestion caused by
servicing and deliveries. The DSP should set out proposals for monitoring of
delivery and servicing arrangements, including the use of consolidation. The City
Corporation will work with developers and occupiers to monitor the actual
reductions in deliveries achieved through consolidation.
6.1.28. Out of hours servicing is required, except in residential areas where nighttime deliveries should be avoided, and further restrictions may be applied in
areas of high footfall. The DSP should set out that a booking system for deliveries
and servicing will be implemented, and that deliveries and servicing within the
restricted hours of 7am-10am, 12pm-2pm and 4pm-7pm on weekdays will not be
permitted. High footfall in areas at other peak times may also require restrictions on
deliveries and servicing.
6.1.29. Where deliveries are required outside of the restricted hours, these should be
subject to a quiet delivery agreement or a commitment to minimise noise and
pollution impacts in all stages of the delivery process. Details should be set out in
the DSP. Where appropriate, construction deliveries may be accepted outside
of normal working hours and the management of such deliveries should be
explained in the DSP.

136

6.1.30. Provision should be made within off-street, in-building, servicing bays for
shredding operations to reduce the potential for disturbance to neighbours. Onstreet shredding will not be permitted.
6.1.31. Further information is set out in the City of London’s Freight and Servicing
SPD.
Policy VT3: Vehicle Parking
1. Development in the City should be car-free except for designated Blue Badge
spaces. Where other car parking (including motorcycle parking) is exceptionally
provided it must not exceed London Plan standards.
2. No new public car parks will be permitted, including through the temporary use of
vacant sites.
3. Underutilised public car parks will be prioritised as sites for last mile delivery hubs
and other alternative uses that support the delivery of the Transport Strategy. The
redevelopment of existing public car parks for other land uses will be supported only
if it is demonstrated that they are no longer needed for a transport-related function.
4. All off-street car parking facilities must be equipped with electric vehicle charging
points.
5. New taxi ranks will only be permitted in key locations such as near stations, hotels
and large retail developments and where they do not conflict with other policies in the
development plan. Off-street taxi ranks should be designed with a combined entry
and exit point to minimise obstruction to other transport modes.
Reason for the policy
6.1.32. The City has excellent public transport accessibility and all development should
therefore be car-free, unless it can be demonstrated that there are exceptional
circumstances which justify limited car parking.
How the policy works
6.1.33. Designated parking must be provided for Blue Badge holders within
developments in conformity with the London Plan requirements and must be
marked out and reserved for their use. Some older or disabled residents may
need regular visits from carers and healthcare professionals and the
provision of visitor parking would support their ability to live in their own
homes. Any such parking should be marked out as such and restricted only
for these users.
6.1.34. The City’s public car parks were mostly constructed during the 1960s. Some
are now underused, and may provide an opportunity for the provision of the
City Corporation is actively developing proposals to establish last mile
delivery hubs within those car parks. or oOther transport-related infrastructure
may be suitable in under-utilised car parks.
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6.1.35. Evidence will be required to demonstrate that a car park is no longer required
for a transport-related purpose if conversion or redevelopment to an alternative
land use is proposed.

Policy VT4: River Transport
1. The City Corporation will support improvements to river piers, steps and stairs to the
foreshore and other river-based transport infrastructure to enable an increase in
passenger and freight transport by river. The City Corporation will seek the
reinstatement of Swan Lane Pier and development which prejudices this
reinstatement will not be permitted.
2. The City Corporation will continue to safeguard Walbrook Wharf as a river wharf and
waste transfer site.
3. All development within the City must consider use of the River Thames for the
movement of construction materials and waste. Development adjacent to, or over,
the river must be supported by a Transport Assessment and a Construction Logistics
Plan addressing the potential of using the river for the movement of construction
materials and waste and servicing of the development.
Reason for the policy
6.1.36. Walbrook Wharf is the only active river wharf in the City and will be retained as
a waste facility and river wharf in line with the London Plan and the Mayor’s
Safeguarded Wharves Direction. The waste transfer site at Walbrook Wharf
provides a means of removing domestic and commercial waste from the City by
river, significantly reducing the need for road transport of waste. Subject to the
need to retain capacity for efficient waste operations from this site, there may be
potential to use Walbrook Wharf for freight logistics.
6.1.37. Additional use of the river either to transport construction and demolition
materials or for deliveries and servicing would further reduce the need for goods
vehicles on the City’s streets, helping to alleviate congestion and pollution.
6.1.38. Swan Lane pPier is a redundant pier and the City Corporation will seek its
reinstatement. Applicants should liaise with the Port of London Authority regarding
the operational and safety aspects of their proposals and with the Environment
Agency regarding the impact of boat movements on biodiversity and river
defences.
6.1.39. The City Corporation will require developments adjacent to, on, or over the
river, to consider the use of the river for freight and servicing and for the transport
of construction and waste materials.
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Policy VT5: Aviation Landing Facilities
Heliports will not be permitted in the City. Helipads will only be permitted where they are
essential for emergency or security purposes.
Reason for the policy
6.1.40. Heliports are not appropriate in the City because of the noise and disturbance
that would be created by helicopters in such a densely developed area. In order to
demonstrate a need for helipad facilities, it must be certified by the emergency
services and shown that the need cannot be met elsewhere. The City Corporation’s
draft Transport Strategy sets out principles that will apply to the potential use of
drones in the City. The City Corporation will keep the need for facilities for
drones under review, taking account of developing technology, the impact on
amenity, City streets and sky space, and the security and privacy
implications.
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6.2 Walking, Cycling 6.3 Active Travel and
HealthyStreets
Context
6.3.1. The Mayor of London, through the Mayor’s his Transport Strategy, aims to
significantly change the function of London’s streets to reduce the dominance and
negative impacts of motor traffic and enable walking, cycling and social interaction.
The Healthy Streets Approach provides the framework for the City of London’s
Transport Strategy, which places improving people’s health and their
experience of using streets at the heart of transport decision making.
focuses on human health and uses evidence-based indicators to assess the
street environment. These include ensuring people feel safe and creating street
environments that enable people to choose walking, cycling and public transport
instead of using the car. Good performance against each indicator demonstrates
that individual streets are appealing places to walk, cycle and spend time.

Figure 13 14: Mayor’s Transport Strategy - Indicators of Healthy Streets Indicators (Source: Lucy Saunders)

6.3.2.
The demands on the City’s streets are increasing due to significant
growth, fast-moving technological development and changing travel habits.
In light of these factors, the City Corporation is developing a long-term
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Transport Strategy which will set priorities for how streets are used. The
Healthy Streets Approach provides the framework for the City’s Transport
Strategy. The City’s workforce is expected to increase significantly over the course
of the Plan period to 2036, albeit that increased remote working means that
actual footfall is unlikely to rise in proportion to total employment. while
vVisitor numbers are also anticipated to rise. This will result in significant and
increasing pressure on the pavements and the public realm at peak times in the
morning, lunchtime and early evening. Figure 14 15 illustrates forecast pedestrian
flows across the City in 2026 during the am peak. This forecast was produced
before the Covid-19 pandemic and it is uncertain to what extent the pandemic
may affect medium and longer term pedestrian movement in the City. The
pandemic has, however, emphasised the importance of facilitating safe and
convenient public transport services into and out of the City together with
measures to ensure active travel and pedestrian comfort within the City’s
boundaries.

Figure 14 15: Forecast pedestrian flows in the City of London in the am peak in 2026

Strategic Policy S10: Walking, Cycling Active Travel and Healthy Streets
The City Corporation will work with partners to improve the quality and permeability of
the City’s streets and spaces to prioritise walking and cycling, improve accessibility and
encourage more active modes of travel to, from and within the City by:
•

Improving conditions for safe, convenient, comfortable and accessible
walkingand cycling, incorporating climate change adaptation;
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•

Expanding the cycle network across the City with the aim of ensuring that
nearly all property entrances are within 250m of the network;

•

Implementing improvements to key walking routes and increasing the number
of pedestrian priority streets as part of the delivery of the City’s Transport
Strategy;

•

Improving access routes and the public realm around stations, and between
stations and key destinations; and

•

Implementing enhancements to the safety and appearance of streets and
public realm in conjunction with restrictions to vehicular access, taking account
of the needs of people with disabilities.

Reason for the policy
6.3.3.
Most movement in the City is on foot and the street environment is
predominantly a pedestrian environment, with over 750,000 walked journeys a
day. Cycling in the City needs to be considered within this context. Cycling in the
City increased by almost 300% between 1999 and 2017, although the rate of
growth has slowed markedly since 2012. People cycling now make up a quarter
of vehicles and this figure can rise to over 50% on major streets during peak
periods. Pedestrian numbers have also risen in recent years as the City’s
workforce has grown. Over 400,000 pedestrians were counted on the City’s streets
during a survey in November 2017.
6.3.4.
Improvements to conditions for safe, convenient and comfortable walking and
cycling are required to improve the experience of people who already walk and
cycle and encourage more people to use active modes of travel. Provision of
necessary infrastructure is particularly challenging due to the City’s historic street
pattern and the significant demands for space on streets from the high volume of
pedestrians, cyclists and servicing and other essential vehicles.
6.3.5.
The Mayor’s Transport Strategy seeks to enable more people to walk and cycle
and reduce the use of and reliance on cars. Prioritisation of walking and cycling
through reallocation of highway space is advocated where appropriate to reduce
conflict between different modes of transport, and to create an environment where
people choose to walk and cycle.
How the policy works
6.3.6.
Through the City’s Corporation’s draft Transport Strategy, the design and
management of streets will reflect their position in the street hierarchy, as well as
their function as places. Traffic management measures to implement the street
hierarchy will be identified through the development of area based Healthy Streets
Plans. These will consider how to reduce the use of Local Access streets by
through traffic, while maintaining access. They will also consider opportunities to
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introduce pedestrian priority, improve the experience of cycling and walking,
enhance the public realm and create new public space.
6.3.7.
Planning applications will be assessed against the Healthy Streets
Indicators and developers will be required to use the Healthy Streets Check
for Designers for all developments that have a significant impact on
surrounding streets.
6.3.8.
The first three four Healthy Streets Plans, to be developed by 2022, will cover
the following areas:
•

Barbican and Smithfield: supporting the delivery of the Culture Mile Look and Feel
Strategy and the new Museum of London. The area covered will align with the
Smithfield and Barbican Key Area of Change.

•

Bank and Guildhall: incorporating the transformation of Bank Junction and
supporting the delivery of the proposed new Centre for Music and associated
changes to the Museum of London roundabout and St Paul’s Gyratory.

•

City Cluster and Fenchurch Street: responding to the growth of the City Cluster and
the proposed upgrade of Fenchurch Street station and enabling the delivery of the
City Cluster Area Strategy. This will align with the City Cluster Key Area of Change
and incorporate part of the Aldgate, Tower and Portsoken Key Area of Change.

•

Temple and Fleet Street: in response to the Fleet Street Estate Project, which
comprises the new Magistrates court and City of London Police
headquarters, and enhancement of Fleet Street and the Temples area.

6.3.9.
An experimental safety scheme was introduced at Bank Junction in May 2017,
which restricted traffic to buses and cycles only on weekdays between 7am and
7pm. Monitoring shows that this scheme achieved a significant reduction in
casualties at the junction, while also reducing NO2 emissions in the area. Traffic
restrictions at the junction have now been made permanent and a wider series of
highways and public realm enhancements, known as All Change at Bank, will be
implemented during the Plan period to transform the look and feel of this key
junction at the heart of the City.
6.3.10. Adaptation to the anticipated climate change in the City should include pollution
reduction and mitigation. The Mayor’s Healthy Streets Approach, and the City’s
draft Transport Strategy and the City Corporation’s Air Quality Strategy seek to
deliver improvements in air quality and reductions in emissions and noise from
transport. The City Corporation is working with partners to ensure that the City’s
streets and the public transport system are resilient to the long-term impacts of
severe weather and climate change.
Policy ATW1: Pedestrian Movement
1. Developers should facilitate pedestrian movement and reduce severance by
provision of suitable routes through and around new developments. The City
Corporation will work with developers and owners to maintain pedestrian routes at
ground level and the upper level walkway network around the Barbican and London
Wall.
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2. Development proposals should maintain and, wherever feasible, provide for an
increase in pavement widths to ensure that pavements provide sufficient safety,
comfort and convenience for the number of pedestrians using them.
3. The loss of a pedestrian route will only be permitted where an alternative public
pedestrian route of at least equivalent standard is provided having regard to:
•

The extent to which the route provides for current and all reasonably
foreseeable future demands placed upon it, including at peak periods;

•

The shortest practicable routes between relevant points.

4. Routes of historic importance will be safeguarded and where appropriate reinstated
as part of the City’s characteristic pattern of lanes, alleys and courts, including the
route’s historic alignment and width.
5. The replacement of a route over which pedestrians have rights with one to which the
public have access only with permission will not be acceptable. unless exceptional
circumstances can be demonstrated.
6. Public access across private land will be encouraged where it enhances the
connectivity, legibility and capacity of the City’s street network. Spaces should be
designed so that signage is not necessary, and it is clear to the public that access is
allowed.
7. The creation of new pedestrian rights of way will be encouraged where this would
improve movement and contribute to the character of an area, taking into account the
existing pattern of pedestrian routes and movement and connections to neighbouring
areas and boroughs where relevant.
Reason for this policy
6.3.11. In light of the current and predicted demands on the City’s streets and public
realm, permeability and legibility are vital in order to accommodate pedestrians and
enable efficient movement of people on foot and by cycle. Redevelopment
schemes may provide opportunities to improve pedestrian safety and comfort, for
instance by creating new routes or areas of open space, widening pavements and
removing pinch points, or securing enhanced public access to private spaces and
routes. Policy DE4 sets out requirements for improved pedestrian
permeability through buildings and development sites.
6.3.12. The City Corporation’s draft Transport Strategy promotes strategic measures
to facilitate improved pedestrian movement, including pedestrian priority streets,
increasing the number of pedestrianised or pedestrian priority streets from
25km to 35km by 2030 and with an initial focus on the City Cluster and Culture
Mile. Opportunities will also be identified to introduce pedestrian priority on streets
with a pavement width of less than two metres.
6.3.13. The draft Transport Strategy identifies certain routes and junctions which will
be prioritised for improvement, focusing on those which are busiest with people
walking and where pavement width and pedestrian crossings are inadequate for
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current or forecast demand. Improvements to the following routes and junctions will
be delivered by 2030 (see Figure 156):
•

The area around Moorgate and Liverpool Street Stations (including
Moorgate/London Wall junction) and the routes between these stations and key
destinations, including the City Cluster, Culture Mile and Bank Junction.

•

Bank Junction and streets between the junction and the City Cluster.

•

The route from the Millennium Bridge to Culture Mile, including changes to St
Paul’s Gyratory.

•

The route between the Barbican and the new Museum of London, including
Beech Street and Long Lane (the ‘Culture Spine’).

•

Fleet Street, including potential changes to Ludgate Circus (in partnership with
TfL).

•

The Bishopsgate corridor, including Monument junction (in partnership with
TfL)

•

The Globe View section of the Riverside Walkway.

Figure 15 16: Key Proposed walking routes to be delivered by improvements 2019-2030
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6.3.14. The City’s narrow streets and alleyways pose additional opportunities and
challenges in terms of accessibility, wayfinding and safety. Many of these are
valuable amenity spaces and are of historic importance. Sensitive solutions will be
sought where development would have an impact on these spaces to protect their
setting and create high quality, accessible areas for all the City’s users.
How the policy works
6.3.15. In considering proposals for new pedestrian routes, the City Corporation will
ensure that routes are of adequate width, step-free and follow best practice in
street design. Developers will be expected to consider the cumulative impacts of
their developments on City streets alongside other existing and permitted
development. Further details are set out in the City Public Realm SPD and
accompanying Technical Manual.
6.3.16. Pedestrian Comfort Levels are used to assess the level of crowding on a
pavement or at a pedestrian crossing. The level of comfort, which is graded
between A+ (most comfortable) and E (least comfortable), is based on the number
of people walking and the space available, taking account of street furniture and
other restrictions. TfL’s Pedestrian Comfort Guidance recommends a minimum
comfort level of B+ and the City’s Corporation’s draft Transport Strategy aims for
all City pavements to have a minimum pedestrian comfort level of B+. Transport
Assessments submitted in support of planning applications should assess the level
of pedestrian comfort and should provide a clear justification if any pavements in
the vicinity of the development would fail to achieve a B+ rating.
6.3.17. Appropriate management and maintenance arrangements for the public
realm and pedestrian routes should be agreed, including for public space
that is privately owned (in accordance with the Mayor of London’s Public
London Charter) and secured through legal agreement or planning condition.
6.3.18. Where new pedestrian routes are created, or existing routes improved, the City
Corporation will work with organisations such as the Active City Network and the
Cheapside Business Alliance to provide information about routes to City workers,
residents and visitors.
Policy ATW2: Active Travel including Cycling
All major development must promote and encourage active travel through making
appropriate provision for pedestrians and cyclists people who walk, cycle and travel
actively, by:
•

ensuring suitable access between the development site and pedestrian and
cycle routes;

•

incorporating sufficient shower and changing facilities, and lockers/storage to
support walking and cycling.

Reason for this policy
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6.3.19. Most of the City’s employees journey into work via public transport, completing
their journeys on foot. Pedestrians make up the majority of the road users in the
City and as such, provision needs to be made to facilitate safe and pleasant
pedestrian movements and active travel.
6.3.20. A growing number of people are choosing to cycle through and around the
Square Mile. Increased access to the East-West and North-South Cycle
Superhighways enables cyclists to cross the City on safer strategic routes. This will
be supplemented by a Citywide core cycle network providing safe and attractive
routes around the Square Mile and linking into cycling networks in neighbouring
boroughs (see Figure 167). Cycling improvements and interventions will be
prioritised on this network, with the aim of delivering key parts of the core cycling
network by 2030 2035.

Figure 16 17: Proposed core cycling network and phasing

6.3.21. Smaller measures and network enhancements will be identified through
development of the Healthy Streets Plans and a review of existing Quietways,
which run along less heavily trafficked back streets. Additional cycling infrastructure
should see an increase in the uptake of cycling as a way of travelling around as
well as commuting into the City and help to achieve the aims of both City of
London’s Transport Strategy, and that of the Mayor of London.
How the policy works
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6.3.22. New developments should provide shower and storage/locker facilities to
encourage employees to engage in active travel modes. Lockers should be
provided at a minimum ratio of 1 locker per 1 cycle parking space. Showers
should be provided at a minimum of 1 shower per 10 cycle parking spaces.
The City of London’s Active City Network actively encourages employers to
promote and support safer commuting. The provision of personalised travel
planning by employers for their staff can be an effective way of helping to achieve
this.
6.3.23. Developers will be required to contribute towards the enhancement of the
public realm to encourage pedestrian and cycle travel, and towards the expansion
of the City’s cycle network if the development is likely to benefit from the provision
of a nearby route. Contributions may be secured through s106 planning obligations
and s278 highways agreements where such provision is necessary to mitigate the
impacts of the development.
Policy ATW3: Cycle Parking
1. Developments must provide on-site cycle parking for occupiers and visitors,
complying with London Plan standards, and will be encouraged to provide facilities
for public cycle parking.
2. All long stay on site cycle parking must be secure, undercover and preferably
enclosed, in accordance with the London Cycle Design Standards.
3. Developments that include ground floor retail and take-away food outlets should
provide appropriate off-street storage for cargo bikes and hand carts.
Reason for this policy
6.3.24. There is need to encourage more people to cycle into the City and adopt active
travel initiatives, to reduce congestion on City streets, deliver improvements in air
quality, reduce carbon emissions and contribute to the wider health and
wellbeing of City occupiers, residents and visitors. Sufficient cycle parking will be
required to meet these needs.
How the policy works
6.3.25. Developers will be required to provide sufficient cycle parking to meet potential
demand, including provision for non-standard cycles. A robust justification for
failure to comply with London Plan standards will be required. This will be
considered on a case by case basis as part of pre-application discussions. All onsite cycle parking must be secure, conveniently accessible and sheltered, in
accordance with London Cycling Design Standards.
6.3.26. Short-stay visitor cycle parking should be provided on-site alongside longstay employee parking at ground floor level. Visitor cycle parking should be
near building entrances in publicly accessible spaces wherever possible.
Exceptionally, Iif this is not possible because of the layout and configuration of the
site, 25% additional long stay cycle parking must be provided. then on-street
148

cycle parking nearby will be encouraged providing this does not obstruct
pedestrian movement.
6.3.27. In order to facilitate last-mile deliveries by sustainable modes of travel,
premises that include retail and take-away food outlets will be encouraged to
provide storage space for cargo bikes and hand carts.
6.3.28. The Mayor’s Transport Strategy seeks to ensure that on-street cycle facilities
cater for the wide range of cycles used by disabled people.
6.3.29. This policy applies to the cycle parking provided within new developments. The
City Corporation’s draft Transport Strategy addresses public cycle parking.
Developers are encouraged to provide additional public cycle parking facilities
within the curtilage of their developments. The City Corporation will publish a A
Cycle Parking Delivery Plan will be published by 2020, which will review the
availability and distribution of public cycle parking on and off-street to ensure it is
sufficient to meet forecast demand.
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6.4 Historic Environment
Context
6.4.1. The City of London is the historic centre of London and has a rich and varied
historic environment that reflects this. The City’s heritage assets contribute to its
unique identity, adding to its character, attractiveness and competitiveness. This is
of benefit to all the City’s communities, workers, residents and visitors.
6.4.2.
There are a large number of designated heritage assets in the City, with over
600 listed buildings and many structures such as statues, monuments and
sculptures. Listed buildings range from a 17th century home on Cloth Fair to Wren’s
iconic St Paul’s Cathedral and churches, to modern buildings by renowned
architects, such as the Barbican Estate and the Lloyds Building. As well as listed
buildings there are 27 conservation areas, 48 Scheduled Ancient Monuments and
4 Historic Parks and Gardens. Furthermore, the City provides an immediate part
of the backdrop and setting for the Tower of London World Heritage Site.

Strategic Policy S11: Historic Environment
The City’s heritage assets, their significance and settings will be positively managed, by:
1. Conserving and enhancing heritage assets and their settings to ensure that the
City’s townscapes and heritage can be enjoyed for their contribution to quality of life
and wellbeing;
2. Encouraging the beneficial, continued use of heritage assets consistent with their
conservation and enhancement, including those on the Heritage at Risk Register;
3. Seeking improved public access, and enhanced experience and interpretation of the
City’s cultural and heritage assets;
4. Protecting and promoting the assessment and evaluation of the City’s ancient
monuments and archaeological remains and their settings, including the
interpretation, archiving and publication of archaeological investigations; and
5. Preserving and seeking to enhance the Outstanding Universal Value (OUV),
architectural and historic significance, authenticity and integrity of the Tower of
London World Heritage Site and its local setting.
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Figure 17 18: Designated heritage assets in the City of London

Reason for the policy
6.4.3.
The City has a rich archaeological heritage including many designated and
non-designated monuments visible in the townscape and surviving as buried
remains below buildings and streets. The whole of the City is regarded as having
archaeological potential.
6.4.4.
The City contains a rich variety of architectural styles and materials, a medieval
street pattern and a long history as a centre for commerce and trade. The diversity
of the buildings and townscape creates a rich juxtaposition between the historic
and the modern. This and the dense nature of development helps to differentiate
the City of London from other global commercial centres and makes the City a
unique place to live, work and visit.
6.4.5.
The City’s rich heritage contributes to the City’s primary function as a business
centre, its cultural role, as a home to its small resident population and increasingly
its role as a visitor destination. Approximately two thirds of the City’s listed
buildings have a commercial use, including offices, retail, and hotels and provide
vital small and medium-sized office space. The City also has one of the greatest
concentrations of architecturally significant places of worship in the country, with 44
listed medieval and Wren churches, Bevis Marks Synagogue and an equally
unique collection of over 60 churchyards embedded within a dense townscape.
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6.4.6.
Heritage assets can significantly contribute to London’s economy, providing
valuable office space suitable for small to medium-sized occupants as well as
creative industries, and providing potential space for hotels and retail uses. In
order to build upon the wider social, cultural and economic benefits of the historic
environment, public access to, and experience of, the City’s heritage will be
sought as part of development proposals in line with the wider policies in this Plan.
How the policy works
6.4.7.
The policy allows for enables adaptations to be made to heritage assets
where the alterations are consistent with the conservation and significance of those
assets. The sensitive adaptation of heritage assets contributes to the continual
growth of the City’s economy. This and continued investment will ensure that
buildings retain an active use so that the City’s buildings and heritage can be
appreciated by present and future generations.
6.4.8.
The City Corporation will encourage proposals to achieve the
conservation and appropriate use of buildings and monuments on the
Heritage at Risk Register to ensure their repair, long term well-being and
where possible, avoid future deterioration.
6.4.9.
In addition to the heritage assets within in the City, just outside the boundary
lies the Tower of London, a UNESCO World Heritage sSite of oOutstanding
uUniversal vValue (OUV).
Policy HE1: Managing Change to Heritage Assets
Development proposals which affect heritage assets or their settings should be They
are supported by a Heritage Assessment, to evaluate the significance of relevant
heritage assets and their settings, to inform the proposals and maximise
enhancements. Proposals should meet the following criteria:
Development should conserve and enhance the special architectural or historic
interest and the significance of heritage assets and their settings.
Development in conservation areas should conserve preserve and or enhance the
character or appearance of the conservation area. The removal of features loss of
buildings and elements which contribute to the character, appearance or
significance of a conservation area will be resisted;
Development should not adversely affect Historic Parks and Gardens that are
included on the Historic England Register and historic open spaces;
The demolition or removal loss of designated heritage assets will be resisted
refused, having regard to the tests set out in national policy.
Where proposals would result in harm to, or the loss of, a non-designated
heritage asset, the City Corporation will have regard to the scale of any harm or
loss, the significance of the heritage asset and the wider public benefits
proposed.
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Development should not cause the loss of routes and spaces that contribute to the
character and historic interest of the City. The reinstatement of historic routes and the
creation of new routes will be sought.
Reason for the policy
6.4.10. It is important that applicants provide a clear and comprehensive
understanding of the heritage significance of a building, proportionate to the nature
and scale of the proposed development. This may require detailed archival
research to understand the historical evolution of the building in order to inform the
proposals as well as the impact of the development on the heritage asset.
6.4.11. National policy applies different tests to development proposals that
would result in substantial harm to (or total loss of) the significance of a
designated heritage asset and proposals that would cause less than
substantial harm. Where the harm is less than substantial it should be
weighed against the public benefits of the proposal including, where
appropriate, securing its optimum viable use. National policy indicates that
great weight should be given to the asset’s conservation irrespective of
whether any potential harm amounts to substantial harm, total loss or less
than substantial harm to its significance.
6.4.12. Where a development proposal would affect a non-designated heritage
asset, national policy requires a balanced judgement to be made having
regard to the scale of harm and the significance of the asset. The City
Corporation will aim to identify non-designated heritage assets at the earliest
stage in the planning process, with reference to current national criteria. This
may be supported by additional research or investigations as appropriate
and be based on a clear understanding of the building, structure, open space
or archaeological remains, including group value.
6.4.13. The designation of conservation areas carries with it the statutory duty to
consider how an area or areas can be preserved and enhanced. The City
Corporation will take the opportunity presented by development proposals within a
conservation area to strengthen the special character of that conservation area and
its setting.
6.4.14. In the design of new buildings or the alteration of existing buildings, developers
should have regard to the character of conservation areas and their settings. This
includes the size and shape of historic building plots, existing street patterns and
the alignment and the width of frontages, materials, vertical and horizontal
emphasis, layout and detailed design, bulk and scale, including the effects of site
amalgamation on scale, and hard and soft landscaping. Regard should be paid to
the richness, variety and complexity of the architectural form and detailing of
buildings and to the broader character of the area.
6.4.15. Many buildings in conservation areas, whilst not being listed, make a
significant contribution to the character of these areas. Proposals for the demolition
of a non-listed building will be considered in terms of the building’s significance, its
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contribution to the character or appearance of the area and the level of potential
harm.
6.4.16. Even minor changes to listed buildings can have a significant impact on their
character and appearance. Listing descriptions are unlikely to refer to every feature
of significance and buildings’ interiors and plan forms are also of importance.
Inspections of listed buildings will be necessary to identify the special interest and
significance of the building and its curtilage.
6.4.17. Extensions to listed buildings should be of an appropriate scale and character
and will be acceptable where the overall impact on the building is minimised does
not harm its significance. The bulk, height, location and materials of roof
extensions will be particularly important and should be appropriate to the period
and style of the building and its setting. Where listed buildings are no longer used
for their original or previous purpose, it is important to find alternative uses that
safeguard their future, while being compatible with the character of the building.
6.4.18. The City’s heritage assets are not just appreciated and understood from the
ground, but also from above. Development proposals should facilitate public
appreciation of the City’s historic roofscapes. The effect of a development on the
setting of an asset from high level locations is a material consideration.
6.4.19. Development proposals that affect the City’s historic parks and gardens will be
assessed to ensure that overshadowing does not cause undue harm, that their
historic character is maintained, and that the setting, enjoyment, and views into and
from these gardens are respected. Development should not detract from the layout,
design, character, appearance or setting of the park or garden or prejudice its
future restoration.
6.4.20. The pattern of streets, lanes, alleyways and other open spaces, such as
squares and courts, is a distinctive element of the City’s townscape and is of
historic significance in itself. The City Corporation will seek to maintain the widths
and alignments of streets, lanes and other spaces where these have historic value
or underpin the character of a location or their surroundings. Some historic routes
have historically been lost to the detriment of the City’s historic townscape. Where
possible, via development the City Corporation will seek to re-open or
reintroduce such routes when the opportunity arises.
How the policy works
6.4.21. Developers will be required to provide supporting information describing the
significance of any heritage assets whose where fabric or setting would be
affected, along with the contribution made by their setting to their significance and
the potential impact of the proposed development on that significance. A heritage
asset’s significance can be evidential, historic, aesthetic or communal. The
information provided should be proportionate to the level of change or impact a
proposal will have on the heritage asset or assets.
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Policy HE2: Ancient Monuments and Archaeology
1. Development proposals which involve excavation or ground works affecting sites of
archaeological potential must be accompanied by an archaeological assessment and
evaluation of the site, addressing the impact of the proposed development, mitigation
of harm and identification of enhancement opportunities.
2. The City Corporation will preserve, protect, safeguard and enhance archaeological
monuments, remains and their settings, seeking enhancement, inclusive access to,
public display and interpretation where appropriate.
3. Proper investigation and recording of archaeological remains will be required as an
integral part of a development programme, together with timely publication and
archiving of results to advance understanding.
Reason for the policy
6.4.22. The entire City is considered to have archaeological potential, except where
there is evidence that archaeological remains have been lost due to deep
basement construction or other groundworks. The City Corporation will indicate the
potential of a site, its significance and relative importance and the likely impact on
archaeology at an early stage so that the appropriate assessment, evaluation and
design development can be undertaken.
How the policy works
6.4.23. Planning applications that involve excavation or ground works must be
accompanied by an archaeological assessment and evaluation of the site,
including the impact of the proposed development. An evaluation should include
trial work in agreed specific areas of the site to provide more information and to
inform consideration of the development proposals by the City Corporation.
6.4.24. In some cases, a development may reveal a monument or archaeological
remains which will be displayed on the site, or reburied. On sites where significant
monuments or archaeological remains exist, development must be designed to
enhance physical preservation and avoid disturbance or loss. This can be done by
the sympathetic design of basements, raising ground levels, site coverage, and the
location of foundations to avoid or minimise archaeological loss and securing their
preservation for the future. Undesignated archaeological remains equivalent to a
scheduled monument will be given equal weight to designated heritage assets.
6.4.25. The interpretation and presentation to the public of a visible or buried
monument and enhancement of its setting should form part of the development
proposals. Agreement will be sought, where appropriate, to achieve public access.
The City Corporation will refuse schemes which do not provide an adequate
assessment of a site, make any provision for the incorporation, safeguarding or
preservation of significant monuments or remains, or which would harm or
adversely affect those monuments or remains. Where display of a monument or of
archaeological remains would harm the heritage asset or make it vulnerable and
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reburial is necessary, there should be interpretation to widen knowledge and
contribute to the interest of the townscape.
6.4.26. A programme of archaeological work for investigation, excavation and
recording and publication of the results to a predetermined research framework
and by an approved organisation should be submitted to and approved by the City
Corporation, prior to development. This will be controlled using conditioneds and
will ensure the preservation of those remains by record. The programme of
archaeological work should include all on-site work, including details of any
temporary works which may have an impact on the archaeology of the site and all
off-site work including the post-excavation analysis, publication and archiving of the
results.
Policy HE3: Setting of the Tower of London World Heritage Site
1. Development proposals affecting the setting of the Tower of London World Heritage
Site should preserve and seek to enhance the Outstanding Universal Value (OUV),
architectural and historic significance, authenticity and integrity of the Tower of
London World Heritage Site.
2. Development proposals within the defined Local Setting Area of the Tower of
London World Heritage Site should seek opportunities to enhance the immediate
surroundings of the World Heritage Site, through improvements to the public realm
and connectivity.
Reason for the policy
6.4.27. The Tower of London is a UNESCO World Heritage Ssite of Outstanding
Universal Value. While the Tower itself is within the London Borough of Tower
Hamlets, part of the defined Local Setting Area is within the City and is shown on
the Policies Map. The local setting of the Tower comprises the spaces from which it
can be seen from street and river level, and the buildings that enclose or provide
definition to those spaces. The area around the Tower includes some streets with
heavy traffic flows, and there is scope for improvements to be made to the public
realm and to safety and accessibility for non-motorised road users. Developments
within a wider area may also affect the setting of the Tower, depending on their
scale, form and location.
How the policy works
6.4.28. Any potential impacts on the setting of the Tower of London World Heritage
Site need to be considered in the relevant documents accompanying planning
applications, such as in Heritage Statements, Townscape and Visual Impact
Assessments or Transport Assessments.
6.4.29. The Tower of London World Heritage Site Management Plan 2016, the Mayor
of London Supplementary Planning Guidance ‘World Heritage Sites – Guidance
and Settings 2012’ and the Tower of London ‘Local Setting Study 2010’, provide
guidance on how the setting of the World Heritage Site can be positively managed,
protecting its heritage OUV, while accommodating change. The International
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Council on Monuments and Sites (ICOMOS) publication ‘Guidance on
Heritage Impact Assessments for Cultural World Heritage Properties’ offers
guidance on the process of commissioning Heritage Impact Assessments
(HIAs) for World Heritage properties, in order to evaluate the impact of
potential development on the OUV of properties.
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6.5 Tall Buildings and Protected Views
Strategic Policy S12: Tall Buildings
1. Tall buildings within the City of London are defined as buildings over 75m above
Ordnance Datum (AOD) in height.
2. Tall buildings of world class architecture and sustainable and accessible design will
be encouraged permitted on suitable sites, having regard to:
•

the potential effect on the City skyline, the wider London skyline and historic
skyline features;

•

the character and amenity of their surroundings, including the relationship with
existing tall buildings;

•

the impact on the significance of heritage assets and their immediate and
wider settings;

•

the provision of a high-quality public realm at street level; and

•

the environmental impact the tall building may have on the surrounding area,
including the capacity of the City’s streets and spaces to accommodate the
development.

3. Where tall buildings are acceptable in principle, their design must ensure safe and
comfortable levels of wind, daylight and sunlight, solar glare and solar convergence
within nearby buildings and the public realm within the vicinity of the building. Tall
buildings should not interfere with telecommunications and provide appropriate
mitigation where this is not feasible. Consideration should be given to how the design
of tall buildings can assist with the dispersal of air pollutants.
4. New tall buildings will be required to enhance permeability and provide the maximum
feasible amount of open space at street level and incorporate areas of publicly
accessible open space or other facilities within the building and its curtilage,
including at upper levels, available at no charge.
5. Tall buildings must not adversely affect the operation of London’s airports, nor
exceed the Civil Aviation Authority’s maximum height limitation for tall buildings in
central London.
6. New tall buildings will be refused in inappropriate areas, comprising conservation
areas; the St Paul’s Heights area; St Paul’s protected vista viewing corridors; the
protected vista and White Tower protected silhouette of the Tower of London;
and Monument views and setting; all as defined on the Policies Map.
Reason for the policy
6.5.1. The City contains many tall buildings, which help to enhance its environment and
economy and contribute to London’s world city role. While tall buildings are a
characteristic and iconic element of the City’s skyline, they must not adversely
impact on the City’s unique environment or built heritage. All of the City is
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sensitive to the development of tall buildings within and outside the City.
Areas outside of the City may also be sensitive to the development of tall buildings
within the City. The location and impact of future tall buildings therefore needs to
be carefully considered. Policy HE3 sets out criteria for development proposals
affecting the setting of the Tower of London World Heritage Site.
6.5.2. Tall buildings are defined as those exceeding 75m AOD in height. Figure 1918
shows their current distribution of buildings exceeding 75m AOD in height in
the City. The City Corporation is required to refer applications to the Mayor for
buildings that exceed 150m above ground height across the City and 25m above
ground height in the Thames Policy Area. The intention of this lower threshold is to
preserve the open aspect of the river and the riverside public realm. Tall buildings
in the City may have impacts on locations within adjacent boroughs.
Developers should ensure that any cross-boundary impacts are fully
addressed.

Figure 18 19: Tall buildings distribution in the City of London March 2018 September 2019

6.5.3.
Guidance issued by the Design Council/CABE and Historic England
encourages local planning authorities to consider the scope for tall buildings as part
of strategic planning and to identify locations where they are, or are not,
appropriate. The draft London Plan indicates that areas should be identified where
new tall buildings will be an appropriate form of development in principle.
6.5.4.
All of the City of London is sensitive to development of tall buildings and Tthe
City Cluster represents the most appropriate area for encouraging tall buildings in
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the City. but tThis does not mean that every all sites within the cluster is are
suitable. All new tall building proposals will need to satisfy the requirements
of Policy S12 and other policies in this Plan and the London Plan. Any new
tall building proposals must meet the criteria set out in the policy, to enhance
the City’s skyline, while minimising the impact on the surrounding area.
Policy S20 S21 provides more details about the considerations that apply
specifically to new tall building proposals in that area the City Cluster.
6.5.5.
but oOutside of the City Cluster, there is limited less scope for new tall
buildings due principally to conservation area and views protection considerations.
Figure 2119 identifies those areas of the City that are considered inappropriate for
new tall buildings due to these policies, based on a composite of the various
policy designations illustrated in Figure 20.

Figure 20: Components of areas inappropriate for new tall buildings
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Figure 19 21: Areas inappropriate for new tall buildings

How the policy works
6.5.6.
Tall buildings are high-profile developments with a wider impact, visible on
the skyline across large parts of London. They represent the City’s built
environment to a wide audience provide City landmarks and should be
designed to enhance the City’s skyline.
6.5.7.
Tall buildings proposals must not adversely impact on the operation of
London’s airports, taking account of airport surface limitation heights. Consultation
with London City Airport will be required on all proposals over 90m AOD and with
Heathrow Ltd on all proposals over 150m AOD. Subject to this consultation, the
maximum height of buildings, any equipment used during the construction process
and any subsequent maintenance or demolition must not exceed the Civil Aviation
Authority’s (CAA’s) aviation safeguarding policy for central London, which sets a
maximum height limitation of 309.6m (1,016 ft) AOD. Developers should undertake
early liaison with the CAA, Heathrow and London City Airports regarding
building heights and the height of cranes or other equipment to be used during
construction, subsequent operation or demolition.
6.5.8.
The development of tall buildings must take account of City Corporation
Planning Advice Notes on the potential microclimate and thermal comfort impacts
from development at an early stage in the design process. Planning Advice Notes
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set out requirements for assessing the impacts of tall buildings on solar glare, solar
convergence, sunlight, and wind and thermal comfort explaining how they should
be considered as part of the design process. Tall buildings should not interfere with
telecommunications during construction and operation. Developers will be required
to submit a Telecommunications Interference Survey identifying the impact of the
development and any proposed mitigation measures.
6.5.9.
Proposals for new tall buildings should take account of the cumulative impact
of other the proposed, permitted and existing tall buildings. The City Corporation
will require proposals to maintain and enhance the provision of public open space
around the building, avoid the creation of building canyons, maintain and enhance
pedestrian permeability and deliver consolidation of servicing and deliveries to
reduce potential vehicle movements.
6.5.10. Tall buildings must provide for the amenity of occupiers, visitors to the building
and the wider public. They Tall buildings should contain permeable ground floors
which provide an active frontage, such as retail facilities. Tall buildings should
provide free to enter, publicly accessible areas, which may include At upper
levels, accessible public space which is available at no charge should be
provided. This may comprise features such as retail, leisure or educational
facilities or areas of open space including roof gardens or public viewing galleries.
There is a particular opportunity to provide publicly accessible spaces at
upper levels, offering wider views across London.
6.5.11. The City Corporation will use 3D digital modelling technology to visually
assess the impact of tall buildings on the local, City-wide and London-wide
townscape and skyscape. This assessment will support detailed
consideration of development proposals against the policies in this Plan.
Developers should submit virtual models of their development in an open
source or other format compatible with the City Corporation’s 3D digital
model to enable this assessment.
Strategic Policy S13: Protected Views
The City Corporation will protect and enhance significant City and strategic London
views of important buildings, townscape and skylines by:
•

Implementing the Mayor of London’s London View Management Framework
SPG to manage designated views of strategically important landmarks (St.
Paul’s Cathedral and the Tower of London), river prospects, townscape views
and linear views;.

•

Protecting and enhancing: significant local views of St. Paul’s Cathedral,
through the City Corporation’s “St. Paul’s Heights” code and local views from
the Fleet Street, Ludgate Circus and Ludgate Hill processional route; the
setting and backdrop to the Cathedral; significant local views of and from the
Monument and views of historic City landmarks and skyline features;. and

•

Securing an appropriate setting of and backdrop to the Tower of London World
Heritage Site, ensuring its Outstanding Universal Value and taking account of
the Tower of London World Heritage Site Management Plan (2016).
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Reason for the policy
6.5.12. The City and its surrounding area contain many famous landmarks that are
visible from viewpoints across London. Views of the City’s skyline from the River
Thames are especially notable and certain local views of St. Paul’s Cathedral have
been protected successfully by the City Corporation’s ‘St. Paul’s Heights’ code
since the 1930s. The London Plan sets out the overall view protection
requirements which apply to Strategically Important Landmarks. Landmarks such
as St. Paul’s Cathedral, the Monument and the Tower of London are internationally
renowned and add to the City’s world class status.
6.5.13. The approach to views protection in this Plan is a clarification of the
long-standing policy, rather than seeking changes to policy. It is supported
by more detailed guidance in the Protected Views SPD.

Figure 20 22: Areas covered by protected views

How the policy works
6.5.14. Protected Vistas are defined geometrically from an assessment point at the
view location to the Strategically Important Landmark that is the focus of the
protected vista. Each Protected Vista includes a Landmark Viewing Corridor, within
which development should not exceed the height of the threshold plane. Beside
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and behind Landmark Viewing Corridors are the Wider Setting Consultation Areas,
within which development that exceeds the defined LVMF threshold plane should
not compromise the viewer’s ability to recognise and appreciate the Strategically
Important Landmark.
6.5.15. Other designated strategic views have defined assessment points but are
protected by qualitative assessment of the impact of a proposal on the important
elements of the view. For the City, most of the relevant views are ‘River Prospects’
from Thames bridges and the riverside walk. The Mayor of London’s London View
Management Framework (LVMF) SPG (2012) provides more detail, including
detailed management plans for each strategic view of landmarks such as St. Paul’s
Cathedral and the Tower of London.
6.5.16. The LVMF defines a Protected Vista and a White Tower Protected
Silhouette for the Tower of London. Any development in the Wider Setting
Consultation Area in the background of this Protected Vista and the White Tower
Protected Silhouette should preserve or enhance the viewer’s ability to recognise
the landmark and appreciate its Outstanding Universal Value. City sites have the
potential to be intrusive in the view because of their relative proximity to the Tower.
Therefore, it is likely that proposed new development in the City which exceeds
the defined LVMF threshold plane for this view will not be acceptable as it will not
preserve this view. The City Corporation’s Protected Views SPD provides further
details and guidance on the protected views within the City.
6.5.17. The Tower of London has additional view protection, implemented through the
Tower of London World Heritage Site Management Plan (2016). This defines and
protects a range of settings of the Tower World Heritage Site, which includes its
relationship to historic features that are visible in the urban landscape. All new
buildings in the setting of the Tower should contribute to the quality of views both of
and from the Tower.
6.5.18. The City Corporation will protect local views of St Paul’s Cathedral when
approaching along Fleet Street, Ludgate Circus and Ludgate Hill which forms
part of the long established royal and state processional route between
Westminster and the City. The views of St Paul’s change are kinetic, changing
as the viewer moves along the length of Fleet Street this route, depending on
the topography and alignment of buildings. Development proposals that could be
visible from agreed assessment points places along this route should ensure
that they do not impinge on the ability of the viewer to recognise and appreciate the
dome silhouette of St Paul’s Cathedral, and that they maintain the current clear
sky background profile. of the dome. An indicative view background centre line
is shown on Figure 22 to highlight this issue. Further details will be set out in
an update to the Protected Views SPD, which will include a Statement
of Significance and 3D digital modelling information to inform the future
conservation and enhancement of this approach.
6.5.19. New development proposals should form attractive features be well
designed in their own right. Their bulk and form should not be based solely on the
parameters set by the requirements and consideration of the protected views. In
determining planning applications for tall buildings, the City Corporation will take
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account of guidance from the Design Council/CABE, and Historic England and the
Greater London Authority.
6.5.20. The City Corporation will co-operate with the Mayor, London boroughs and
other local planning authorities, where proposed development outside of the City
impacts on strategically important views of St Paul’s Cathedral, to ensure that
development does not adversely impact on the view.
6.5.21. The City Corporation will supplement its assessment of strategic and
locally protected views with a visual assessment carried out using 3D digital
modelling technology. Developers should submit virtual models for all major
development in an open source or other format compatible with the City
Corporation’s 3D digital model.
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6.6 Open Spaces and Green Infrastructure
Context
6.6.1.The City of London is a busy dense urban environment containing many small
open spaces and pocket parks. These spaces are vital to the success of the
City,offering residents, workers and visitors outside spaces in which to work
or to relax and appreciate the streetscape. There is a growing recognition that
green infrastructure also helps to mitigate against some effects of climate
change, provides benefits for well-being and mental health and improves air
quality. Thesesame small green spaces are essential for wildlife found in this
urban setting. The policy seeks to provide further green infrastructure, open
space provision and biodiversity within the City.
Strategic Policy S14: Open Spaces and Green Infrastructure
The City Corporation will work in partnership with developers, landowners, the
churches and other agencies to promote a greener City by:
•

Protecting existing open and green space;

•

Seeking the provision of new open and green space through development,
public realm or transportation improvements;

•

Increasing public access to existing and new open spaces;

•

Creating, maintaining and encouraging high quality green infrastructure;

•

Using planting and habitat creation to enhance biodiversity, combat the
impacts of climate change and improve air quality;

•

Promoting the greening of the City through new development opportunities
and refurbishments; and

•

Ensuring new development and refurbishment protect and enhance the City’s
biodiversity.

Reason for the policy
6.6.2.The City is densely built up and most of its open space provision consists of
small spaces at street level. Green infrastructure in the City includes civic
spaces,parks and gardens, cemeteries and churchyards, burial grounds,
and green roofs and walls in addition to amenity spaces. A key
environmental asset is the River Thames.
6.6.3.Open and green space is under increasing pressure due to the intensification
of development, an expanding workforce and growing visitor numbers
projected over the next twenty years Plan period. It is important that
access to these spaces is protected and expanded as they provide
multiple positive impactson physical health and mental wellbeing,
including providing opportunities for exercise, to reduce stress levels,
and to facilitate social interaction.
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6.6.4.The City of London Corporation is committed to protecting existing open
spaces and expanding the provision of green infrastructure as far as
possible consistent with heritage significance. The City Corporation seeks
wishes to see further urban greening to make the Square Mile more
attractive to workers, residents and visitors. This would contribute to the
Mayor of London’s ambition tomake over 50 per cent of London green by
2050 and support London’s designation in 2019 as the world’s first
National Park City.
6.6.5.Given that space is at a premium in the City, all new developments and
refurbishments will be required to include a greening element to the building
and/orthe public realm where consistent with good design and area
character. This approach will have many benefits over time such as
improving the urban environment for biodiversity, reducing rainwater run-off,
reducing air and noise pollution, regulating temperature, and making the City
a more desirable business location by improving visual amenity. Public
access to greening elements should be achieved wherever possible.
How the policy works
6.6.6.The City of London Corporation will work with developers and landowners at all
stages of the development process and actively monitor developments from
pre- application stage through to post completion to ensure that the highest
standards of green infrastructure are achieved, and existing provision is
improved.

Open Spaces
Policy OS1: Protection and provision of open spaces
The quantity, quality and accessibility of public open space will be maintained and
improved.
•
•
•

•
•
•
•

Existing open space will be protected, particularly that spaces of historic
interest.
Where a loss of existing open space is proposed, it will must be replaced
on redevelopment by open space of equal or improved quantity and
quality on ornear the site;
Additional publicly accessible open space and pedestrian routes will be
sought in major commercial and residential developments wherever
practical but particularly in areas of open space deficiency and where
pedestrian modelling shows significant pressure on City streets;
Further civic public spaces will be created from underused highways and
other land;
Public access will be secured, wherever possible, to existing and
proposedprivate spaces;
Access to new and existing open spaces will be improved; and
Open spaces must be designed to meet the needs of all the City’s
communities.
167

Reason for the policy
6.6.7.The City of London has 376 open spaces totalling just under 34 32 hectares
which includes parks, gardens, churchyards and hard open spaces such as
plazasand improvements to the highway. Most of the open spaces are small,
with approximately 80% of sites less than 0.2 hectares in size and only 11%
over half ahectare. There is a need for additional open space in the City to
provide facilities for the growing daytime population, to help reduce the
effects of pollution and climate change, to provide facilities for relaxation,
tranquillity, agile working, leisureand sport, and to increase biodiversity.
How the policy works
6.6.8.Many open spaces in the City are of historic value, such as churchyards, while
others are of more recent origin. New or improved spaces are created
through a programme of public realm enhancements undertaken by the City
Corporation andothers. Policy DE3 sets out standards for public realm
improvements. These new spaces may be public highway land or private
space around buildings. They offer the opportunity to create areas which
meet a range of needs.
6.6.9.The provision of open space across the City is uneven. The northern area of
the City contains just over half of all the open space in the City, due to the
relativelylarge amounts of space in the Barbican and Golden Lane estates
and the Broadgate commercial estate. There is significant open space along
the Thames and the riverside, with the Riverside Walk, the Temples legal
precinct and space close to the Tower of London. A new area of public realm
open space will be created at Blackfriars foreshore as a result of the Thames
Tideway Tunnel project. Although open space provision in the Aldgate area
has been significantly enhancedwith the opening of Aldgate Square, this area
and the City Cluster areas have the lowest percentages proportions of open
space and face pressure from the increasing employment and pedestrian flow
numbers associated with commercial intensification (see Figure 145).
Additional open space is especially important in these areas, both at
street level and at higher levels through the provision of accessible roof
gardens/terraces.
6.6.10 There is intense pressure on all the City’s open spaces particularly at
lunchtimes and new development provides an opportunity opportunities to
create additional open space in and around buildings. These spaces should be
designed for multiple uses, be maintained in a cleanly condition and to a high
standard and be resilient to future climate conditions.
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Figure 21 23: Open Spaces in the City of London

Policy OS2: City Greening
1. The provision of urban greening should be integral to the design and layout of
buildings and the public realm.
•

All development proposals will be required to demonstrate the highest feasible
levels of greening consistent with good design and the local context; and

•

The installation of biodiverse extensive or intensive green roofs, terraces and
green walls will be sought, where appropriate, but any and new development
should not compromise these elements on existing buildings located nearby.;
and

•

The loss of green walls and roofs, in whole or in part, will only be
permitted in exceptional circumstances.

2. Major development proposals will be required to:
•

Include an Urban Greening Factor (UGF) calculation demonstrating how the
development will meet the City’s target UGF score of 0.3 as a minimum; and

•

Submit an operation and maintenance plan to demonstrate that the green
features will remain successful throughout the life of the building.
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Reason for the policy
6.6.11 Urban greening provides a wide range of benefits for air quality, noise, urban heat
island effect, rainwater run-off, biodiversity enhancement, recreation, and health
and wellbeing of the City’s communities. This will increase in importance as
weather patterns continue to change with rising average temperatures, summer
droughts and more intense rainfall events periodically through the year. The
inclusion of blue infrastructure such as rain gardens and rainwater harvesting can
help to minimise water use.
6.6.12 Evidence demonstrates a positive correlation between urban greening and good
mental and physical health. However, tThe provision of large green spacesin the
City’s high-density urban environment is difficult to achieve. Small areas of soft
landscaping, green walls and green roofs, associated with buildings and the public
realm, will therefore play a vital role in promoting wellbeing. Increased access to
green spaces will be encouraged sought.
6.6.13 The City of London Corporation has long championed green roofs and continues
to actively encourage them, but other forms of greening are less common in and
around new buildings. The City Corporation will seek the provision of trees and
landscaping in all development where this is possible., and vVertical greening
such as green walls will be sought on buildings which do not provide for
overnight sleeping accommodation. is also welcome. Green walls bring many
of the same benefits to the environment as green roofs and can improve the
appearance of locations where there is limited opportunity forhorizontal planting.
To be successful they require careful design, and installation and regular
maintenance.
6.6.14 Green roofs should be designed, installed and maintained appropriately and can
be designed as sustainable or ecological features, and recreational spaces. To
ensure that the maximum practicable coverage of green roof and terraces can be
achieved, location-appropriate plants should be installed on sloping roofs,
betweencradle tracks and underneath solar panel installations.
6.6.15 There are two main types of green roofs, intensive green roofs which can be used
as recreational spaces with similar features to parks and gardens, and extensive
ones (including BioSolar green roofs) having plants such as sedums and
wildflowers but with limited or no access. Varying extensive green roof substrate
levels will be encouraged to improve rainwater retention and enhance biodiversity,
using a high proportion of native plants. Where developers prefer seek to install
intensive green roofs with deep substrates for amenity space, theseare expected
to be of high-quality design incorporating rainwater harvesting for irrigation to
minimise water use.
6.6.16 The green roof should not impact adversely on protected views and planting
should be appropriate to the location and height of the roof. All green roofs should
be designed, installed and maintained appropriately for the life of the building to
maximise the roof’s environmental benefits including biodiversity, rain-water runoffattenuation and building insulation.
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How the policy works
6.6.17.
This policy provides a mechanism for ensuring a consistent approach to
promotes greening for all new buildings and public realm schemes. It takes
account of the value of different types of greening through the application of an
Urban Greening Factor (UGF), with a higher UGF for greening that provides
multiple benefits.
6.6.18.
The Draft London Plan has introduced a UGF scoring system for London,
which will operate as a tool to assess the amount, type and value of greenery
within development proposals. It The London Plan recommends interim target
scores, pending work by individual boroughs and the City Corporation to
developtheir own approaches tailored to local circumstances.
6.6.19.
The City Corporation’s UGF Study indicates that an UGF target of 0.3 would
bedeliverable for the majority of development in the City. The Study considered
the potential for an UGF on a range of development types, including
offices, residential, hotels and mixed commercial. Policy OS2 therefore
requires majordevelopment proposals in the City (commercial and residential) to
include an UGF calculation demonstrating how it will meet the minimum UGF
target of 0.3.
6.6.20.
Developers will need to provide evidence to justify why the UGF target
cannotbe met. The City Corporation will take a flexible approach where delivery
of the target UGF would detract from the heritage significance of a building or
conservation area.
6.6.21.
Development proposals could include greening of roofs, facades, terraces
and balconies, both internal and external, and/or landscaping around the building
depending on the circumstances of each site. The UGF assessment should be
submitted as part of the planning application, along with landscaping proposals
andan operation and maintenance plan to show how the greenery will be
maintained. This will ensure that suitable green elements are designed in and will
remain attractive and viable throughout the life of the development.
6.6.22.
More details including a worked example of a UGF calculation are set out in
Appendix 1 of the Local Plan.
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Biodiversity
Policy OS3: Biodiversity
Development should aim to secure net gains for biodiversity where possible by
incorporate incorporating measures to enhance biodiversity, including:
•

Retention and enhancement of habitats within Sites of Importance for Nature
Conservation (SINCs), including the River Thames;

•

Measures recommended in the City of London Biodiversity Action Plan (BAP)
in relation to particular species or habitats;

•

Green roofs and walls, gardens and terraces, soft landscaping and trees;

• Green corridors and biodiversity links;
• Wildlife-friendly features, such as nesting or roosting boxes and beehives;
• A planting mix and variation in vegetation types to which encourages
biodiversity;
• Planting which will be resilient to a range of climate conditions, with a high
proportion of native plants; and
• A lighting scheme designed to minimise impacts on biodiversity.

Reason for the policy
6.6.23 Protecting and improving biodiversity involves enhancing wildlife populations and
their habitats. This has associated positive impacts to for the environment, the
economic and social life of the City and the aesthetics of the streetscape. Healthy
biodiversity can should be viewed as a sign of a healthy environment andhealthy
city.
6.6.24 The City has 13 Sites of Importance for Nature Conservation (SINCs), including
three new SINCs (Postman’s Park, Portsoken Street Garden, St Dunstanin the
East Church Garden) which were designated agreed following a review in 2016.
Two existing SINCs were agreed to be upgraded as part of this review: Barbican
and St Alphage Garden, which includes the Fann Street Barbican Wildlife Garden
and the Beech Gardens, was upgraded from Grade 2 to Grade 1Site of
Borough Importance for Nature Conservation (SBINC); and The RomanWall,
Noble Street, which was extended southwards to include St Anne and St Agnes
Churchyard and was upgraded from a Local SINC to a Grade 2 SBINC. These
new and upgraded SINCs will formally take effect upon adoption of this Plan.
6.6.25 A number of areas along the riverside, west of Farringdon Street and east of
Bishopsgate have been identified as areas of deficiency in access to nature
conservation by the GLA. It is important that opportunities are taken to improve
biodiversity throughout the City, and particularly in areas where this would improve
green corridors or biodiversity links, such as along the riverside. The River
Thames, which is a Site of Metropolitan Importance for Nature Conservation
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(SMINC), brings wider benefits for migrating birds and fish species.
How the policy works
6.6.26.
Measures to enhance biodiversity should address the need to provide
habitats that benefit the City’s target species (house sparrows, peregrine falcons,
swifts, black redstarts, bats, bumblebees and stag beetles) and by extension a
wider range of insects and birds. The City of London BAP provides further
details about the target species and their habitats. The BAP will be kept
under regular review.
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Figure 22 24: Sites of Importance for Nature Conservation (SINCs)

6.6.26 New developments should seek to protect and enhance biodiversity and theCity’s environmental

assets. This can be achieved by providing spaces for biodiversity to flourish through the retention and
planting of trees and soft landscaping, along with green roofs and walls where possible. A variety of
theseprovisions in one development will create habitats for a range of different wildlifespecies. Joined
up green spaces and corridors give species a better chance of survival in the urban landscape and
greater resilience to future climate change. These measures will assist in the delivery of the All London
wide Green Grid (ALGG) to promote the design and delivery of green infrastructure across
London.

6.6.27 The City’s wildlife depends not only on greenery but also on the built environment.
Buildings can provide roosting sites for bats and nesting opportunities for birds.
Artificial features such as nest boxes should be integrated into the design of
development or refurbishment schemes wherever suitable to provide additional habitat
for the City’s target species.
6.6.28 Proposals for riverside developments should consider whether there maybe
opportunities to incorporate habitat creation measures to enhance the biodiversity of
the River Thames SMINC.
6.6.29 Where development has a potential impact on designated sites of importance
for biodiversity, the developer should submit an ecological statement
outlining how any impacts will be avoided, minimised or mitigated.Where
necessary, the City Corporation will seek independent review of an
assessment, paid for by the developer.
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6.6.30 Biodiversity net gain is an approach to development that leaves biodiversity
in a better state than before. This means that where biodiversityis lost as a
result of a development, the compensation provided should be ofan overall
greater biodiversity value than that which is lost. The Mayor of London will be
producing guidance to set out how biodiversity net gain applies in London.

Trees
Policy OS4: Trees
The City Corporation will seek to increase the number of trees and their overall
canopy cover by:
•

Requiring the retention of existing mature and semi-mature trees and
encouraging additional tree planting to be integrated into the design and
layout of developments and public realm improvements where appropriate;

•

Protecting trees which are subject to Tree Preservation Orders (TPO) and
designating new TPOs where necessary to protect trees of high amenity
value;

•

Other than in exceptional circumstances, only permitting the removal of
existing trees which are dead, dying or dangerous. Where trees are
removed, requiring their replacement with trees that can attain an equivalent
value;

•

Ensuring that existing trees located on or adjacent to development sitesare
considered during the planning process and are protected from damage
during construction works; and

•

Promoting tree planting to provide a diverse range of tree species,
including large-canopy trees wherever practicable.

Reason for the policy
6.6.32 There are just over 2,500 trees in the City, which are found in a variety of
locations: along streets, in open spaces such as churchyards and livery
company gardens, residential estates, business premises, historic parks and
gardens and along the riverside.
6.6.33 Trees are an integral part of the City’s unique history and an important asset.
It is essential that the existing tree stock is managed and preserved
effectively and that new trees are planted having regard to their contribution
to enhancing amenity and townscape. Trees provide a wide range of benefits
in the urban environment, including the trapping of air pollutants, enhancing
biodiversity, providing shade and shelter from sun and rain, absorbing
rainwater and filtering noise.
6.6.34 The City of London Tree Strategy SPD aims to increase the number of City
Corporation owned trees and ensure that all trees within the City are
175

managed, preserved and planted in accordance with sound arboricultural
practices whilst taking account of their contribution to amenity and the
townscape for both current and future generations. The Tree Strategy SPD
will be kept under review and should be read alongside the City of London
Biodiversity Action Plan (BAP).
6.6.35 Trees play an important role in connecting green spaces to create green
corridors. Additional planting where feasible will help to reinforce those
corridors. It is important that new tree planting includes a variety of species
to increase the resilience of the City’s tree stock against the threat of disease
and the impacts of a changing climate.
How the policy works
6.6.36.
Developers will be expected to safeguard existing trees, plant new trees
and only remove trees in exceptional circumstances. Where trees are
removed during development works, replacement trees of an appropriate
species, height and canopy cover must be planted when works are
completed. The City Corporation will seek financial compensation for any
trees removed or damaged without permission. This value will be based on a
recognised tree valuation method such as the Capital Asset Value for
Amenity Trees (CAVAT) or i-Tree Eco.
6.6.37.
The City Corporation will use TPOs, s106 planning obligations or
conditions to ensure the retention of existing trees and the provision of new
trees.
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6.7 Climate Resilience and Flood Risk
Context
6.7.1. This section aims to ensure that the City of London remains resilient in the face of
to changing climate patterns. The main focus is on flood risk and the risk of
overheating of buildings and spaces which will become more frequent as a result of
climate change.
6.7.2. The UK Climate Projections (CP0918) predict that London will experience a rise in
mean temperatures of between 0.6oc and 2.7oc by 2050 2oc and 6oc by 2061.
This will increase the risk of overheating and the need for energy intensive air
conditioning. In addition to this the City can experience temperatures up to 100c
higher than the countryside around London, due to heat retention and waste heat
expulsion from buildings resulting in an Urban Heat Island Effect. Climate change
could potentially affect patterns of wind flow in high-density urban environments
like the City and this will be kept under review. The City Corporation has adopted
a Climate Action Strategy setting out how the City can transition to a zero
carbon economy by 2040 and be resilient to the impacts of climate change.
Strategic Policy S15: Climate Resilience and Flood Risk
Buildings and the public realm must be designed to be adaptable to future climate
conditions and resilient to more frequent extreme weather events.
•

Development must minimise the risk of overheating and any adverse
contribution to the urban heat island effect;

•

Development must avoid placing people or essential infrastructure at
increased risk from river, surface water, sewer or groundwater flooding;

•

Flood defence structures must be safeguarded and enhanced to maintain
protection from climate related sea level rise.

Reason for the policy
6.7.3. Today’s new buildings will probably be in place for several decades or longer,
therefore they and must be resilient to the weather patterns and climate
conditions they will encounter during their lifetime. Designing climate resilience into
buildings and the public realm will help keep the City safe and comfortable as
climate patterns change. Policy DE1 (Sustainability standards) sets out
standards for new development in the City and the City Corporation’s
ambition to move to a zero emission City by 2040. This includes scope 3
emissions and embodied carbon which can be addressed through whole life
carbon assessment.
6.7.4. Although the total annual rainfall will is projected to remain broadly similar to
current levels, patterns of rainfall are expected to change with more intense storms
and periods of low rainfall. This will increase the risk of flooding, particularly from
surface water and from sewer surcharge from London’s combined drainage
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network. Conversely there will be a greater risk of water shortages and drought
conditions as rainfall fluctuates.
6.7.5. The City lies within the tidal section of the Thames and is therefore vulnerableto
sea level rise resulting from climate change. The Thames Estuary 2100 Plan
identifies the need for the existing flood defences in central London to be raised by
up to 1 metre 0.5m by 2065 and 1m between 2065 and 2100 to protect London
from flooding.
How the policy works
6.7.6. The City Corporation will continue to monitor and model climate change impacts on
the City to inform policy and decision making through implementationof, and
annual monitoring and review of, the City Corporation’s Climate Action
Strategy. UK Climate Projections and the detailed actions in the ClimateAction
Strategy will form the basis of future planning for climate resilience in the City. The
City of London Strategic Flood Risk Assessment will be reviewed at leastevery five
years or more frequently if circumstances require.
6.7.7. Developers will be expected required to show demonstrate that their
proposals have taken account of predicted climate change and will minimise the
impacts of changed climate patterns on future occupants and the City’s
communities.
Policy CR1: Overheating and Urban Heat Island Effect
1. Developers will be required to demonstrate that their developments have been
designed to reduce the risk of overheating through:
•

solar shading to prevent solar gain, particularly on glazed facades;

•

urban greening to improve evaporative cooling;

•

passive ventilation and heat recovery;

•

use of thermal mass to moderate temperature fluctuations;

•

minimal reliance on energy intensive cooling systems.

2. Building designs should minimise any contribution to the urban heat island effect.
Reason for the policy
6.7.8. Development presents an opportunity to renew or adapt the existing building stock
and public spaces, or provide new buildings and public spaces, which willcope
better with changing climate patterns. Design measures The design of
buildings should be employed to reduce energy demands from cooling
infrastructure, making buildings them more resilient in the face of to higher
temperatures. Measures such as urban greening and design features that
provide shade and shelter can have a positive impact on or near the building,
minimising the urban heat island effect (see Policy OS2).
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6.7.9. Climate adaptation measures can contribute to wider benefits by pre-empting
potential detrimental climate impacts. Careful selection of plants which are resilient
to a range of weather conditions will assist wildlife to survive changed climate
conditions. Urban greening and reduced reliance on air conditioning will have
benefits for the City’s air quality.
How the policy works
6.7.10.
For all major development, the City Corporation will expect require climate
adaptation and resilience to be addressed at the design stage. Sustainability
Statements should include details of the proposed adaptation and resilience
measures. Energy statements should demonstrate how reduced energy demand
for cooling will be minimised. BREEAM credits for adaptation to climate change
should be targeted.
6.7.11.
For minor development, the Design and Access Statement should include
details of climate resilience and adaptation measures.
Policy CR2: Flood Risk
All development within the City Flood Risk Area, and major development elsewhere,
must be accompanied by a site-specific flood risk assessment demonstrating that:
•

the site is suitable for the intended use, in accordance with the sSequential
and eException tests (see tables 42 and 53) and with Environment Agency
and Lead Local Flood Authority advice;

•

the development will be safe for occupants and visitors and will not
compromise the safety of other premises or increase the risk of flooding
elsewhere;

•

safe access and egress routes are identified; and

•

flood resistance and resilience have been designed into the proposal.

Reason for the policy
6.7.12.
While the City is generally at low risk of flooding due to its topography, some
parts of the City are at risk of flooding from the River Thames and from surface
water/sewer overflow in the former Fleet valley.
6.7.13.
Figure 23 25 identifies the areas at risk from these sources as the City
Flood Risk Area. This policy will ensure that vulnerable uses are not located in
areas thatare at risk of flooding and that suitable flood resilience and evacuation
measures are incorporated into the design.
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Figure 23 25: City Flood Risk Area

How the policy works
6.7.14.
Site-specific flood risk assessments must address the risk of flooding from all
sources and take account of the City of London Strategic Flood Risk Assessment
and the City of London Local Flood Risk Management Strategy. Necessary
mitigation measures must be designed into and integrated with the development.
and where feasible and viable may be required to Design and mitigation
measures such as sustainable drainage systems may provide protection from
flooding for properties beyond the site boundaries.
6.7.15.
Within the City Flood Risk Area different uses will be acceptable in different
zones. Table 2 4 shows the vulnerability classifications and Table 3 5 shows
whichlevel of vulnerability classification is suitable in which part of the City Flood
Risk Area. Full details of tThe Environment Agency’s flood zones are shown on
the pPolicies mMap. The Sequential Test must be applied for all development
other than minor development or change of use in the City Flood Risk Area,
which comprises Environment Agency Flood Zones 2 and 3 and areas at
riskof surface water / sewer flooding. Where a change of use results in a
more vulnerable use evidence must be presented to demonstrate safety and
suitable access and egress routes. Where necessary, conditions may be
attached to planning permissions to manage the change of use into more
vulnerable categories.
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Item

Details

Essential

•

Infrastructure

•

Highly Vulnerable

•

More Vulnerable

•
•
•
•
•
•
•
•

Less Vulnerable

•

•
Water-compatible
development

•
•
•
•
•
•
•

Essential transport infrastructure (including mass evacuation
routes) which has to cross the area at risk.
Essential utility infrastructure which has to be located in a
flood risk area for operational reasons, including electricity
generating power stations and grid and primary substations
Police and ambulance stations; fire stations and command
centres; telecommunications installations required to be
operational during flooding.
Emergency dispersal points.
Basement dwellings.
Installations requiring hazardous substances consent.
Hospitals
Residential institutions such as care homes and hostels.
Buildings used for dwelling houses, student halls of
residence, drinking establishments, nightclubs and hotels.
Non-residential uses for health services, nurseries and
educational establishments.
Sites used for waste management facilities for hazardous
waste.
Buildings used for shops; financial, professional and other
services; restaurants, cafes and hot food takeaways; offices;
general industry, storage and distribution; non-residential
institutions not included in ‘more vulnerable’ and assembly
and leisure.
Police, ambulance and fire stations which are not required to
be operational during flooding.
Waste treatment (except hazardous waste facilities).
Flood control infrastructure.
Sewage transmission infrastructure and pumping
stations
Docks, marinas and wharves.
Navigation facilities.
Water-based recreation (excluding sleeping
accommodation).
Amenity open space, nature conservation and biodiversity,
outdoor sports and recreation and essential facilities such as
changing rooms.

Table 2 4: Flood risk vulnerability classifications relevant to the City
Source: Relevant uses from Planning Practice Guidance – Flood Risk and Coastal Change

6.7.16.
If the intended use of a site falls into one of the categories where an
Exceptions Test is required, as set out in Table 3 5, the developer will need to
investigate whether there is a reasonably available site outside the City Flood Risk
Area which would be more suitable for the intended use. If no alternative site is
available, the developer must demonstrate through the Exceptions Test that the
benefits of the development outweigh any risk from flooding, and that the
development will be safe without increasing the risk of flooding elsewhere.
181

Flood Risk
Vulnerability
classification

Essential
Infrastructure

Highly
Vulnerable

More
Vulnerable

Less
Vulnerable

Water
Compatible











EA Zone 2



Exceptions
Test
required







EA Zone 3a

Exceptions
Test
required





EA Zone 3b

Exceptions
Test
required







SFRA
Surface
water/sewer
flood risk
areas

Exceptions
Test
required

Exceptions
Test
required



EA Zone 1







Exceptions
Test
required



Table 3 5: Suitability of different uses in flood zones
Source: amended from Planning Practice Guidance – Flood Risk and Coastal Change

6.7.17.
The City of London Strategic Flood Risk Assessment (SFRA) provides
guidance on suitable flood resistance measures to prevent water entering the
building and flood resilience measures, which enable speedy recovery in the event
of flooding. These measures should be specified for all development within the
City Flood Risk Area and may be controlled by condition. Passive design
measures such as suitable threshold levels and the use of flood resilient materials
will be favoured over active measures such as removable flood barriers. All
sleeping accommodation must be located above the modelled tidal breach
level as shown in the SFRA unless it can be demonstrated that a permanent
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fixed barrier at the threshold of the property would prevent water ingress in a
breach event.
6.7.18.
Design measures can help to reduce flooding, thus protecting the local area
beyond the development site through:

6.7.19.

•

sustainable drainage systems;

•

green/blue roofs; and

•

rainwater reuse, recycling and attenuation

Resistance to flooding can be achieved through design measures such as:
•

raised kerbs and altered topography which contains water at a
distance fromthe building;

•

avoiding opening windows or vents at ground floor or basement levels;

•

using low permeability materials to limit water penetration of external
walls, andflood resistant doors to prevent water ingress; and

•

fitting non-return valves on plumbing to prevent sewer surcharge
within thebuilding.

6.7.20.
Flood resilience measures make clean up after a flood more efficient, and
include:
•

avoiding locating sensitive equipment such as computer servers at
lower levelsof buildings in flood prone areas;

•

locating all fittings, fixtures and services at a suitable height to
minimisedamage by flood waters;

•

using impermeable surfaces and structures; and

•

providing sumps and soak-aways that gradually release water to
the sewernetwork.

6.7.21.
In order to demonstrate that the development will be safe for occupants, flood
warning and evacuation plans should be provided for all ‘more’ or ‘highly’
vulnerable development within the City Flood Risk Area. Details of the type of
measures which should be included in an evacuation plan are set out in the City’s
SFRA.
6.7.22.
For minor development outside the City Flood Risk Area, an appropriate flood
risk statement should be included in the Design and Access Statement.
Policy CR3: Sustainable drainage systems (SuDS)
1. All development, transportation and public realm proposals must incorporate SuDS
principles and be designed to minimise the volume and discharge rate of rainwater
run-off into the combined drainage network in the City, ensuring that rainwater is
managed as close as possible to the development.

18

2. The design of the surface water drainage system should be integrated into the design
of proposed buildings and landscaping, unless there are exceptional circumstances
which make this impractical. Proposals should demonstrate that run-off rates are as
close as possible to greenfield rates and the number of discharge points has been
minimised.
3. SuDS designs must take account of the City’s archaeological and other heritage
assets, complex underground utilities, transport infrastructure and other underground
structures, incorporating suitable SuDS elements for the City’s high density urban
situation.
4. SuDS should be designed, where possible, to maximise contributions to water
resource efficiency, water quality, biodiversity enhancement and the provision of
multifunctional open spaces.
5. An operation and maintenance plan will be required to ensure that the SuDS
element will remain viable for the lifetime of the building.
Reason for the policy
6.7.23.
The drainage system in Central London comprises a combined network where
foul sewage from internal plumbing combines with rainwater drainage in the same
underground pipework. Consequently, heavy rain can result in overloading of the
drainage network with discharges of diluted sewage from manholes within the City
Flood Risk Area and combined sewer outflow pipes into the Thames at Walbrook
Wharf and Blackfriars.
6.7.24.
More frequent extreme rainfall events are predicted because of climate
changeand therefore the risk of sewer overflow flooding is increasing. To combat
this, it is necessary to reduce the total amount of rainwater entering the drains
and/or slow down the rate at which it enters the drains. Sustainable Drainage
Systems (SuDS) provide a range of techniques for achieving this.
How the policy works
6.7.25.
All development presents opportunities to reduce rainwater run-off. The
cumulative impact of minor development, transport and public realm proposals are
as important as major development in reducing the risk of sewer overflow flooding.
Therefore, all development, transport and public realm proposals must contribute to
a reduction in rainwater run-off to the drainage network.
6.7.26.
For major development, pre-application discussion with the City Corporation as
Planning Authority and Lead Local Flood Authority and consultation with the
Environment Agency, Thames Water and other interested parties is encouraged to
ensure that SuDS designs are suitable for the proposed site. SuDS designs must
comply with the London Plan Drainage Hierarchy and local requirements set out in
the City Corporation’s forthcoming SuDS guidance should be discussed at
pre application stage with the City Corporation.
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6.7.27.
Although planning permission may not be required for all transport and public
realm schemes, SuDS and drainage plans should be integrated into the design
process of these schemes to protect the City from flooding.
6.7.28.
For all major development, a separate SuDS and Drainage Plan must be
submitted at application stage. For minor development the Design & Access
Statement should include details of how rainwater run-off has been minimised.
Designs should focus on reducing flows as close as possible to greenfield runoff
rates, minimising the number of discharge points from the site.
6.7.29.
Proposals should demonstrate an integrated approach to water
management, for example intercepting the first 5mm of each rainfall event
through greening and incorporating rainwater storage for reuse or irrigation. Major
developments should specifically maximise the other benefits of SuDS such as
biodiversity, amenity andwater quality.
6.7.30.
Arrangements for maintenance throughout the life of the building must be
considered in the designs of SuDS. Planning conditions may be used to secure a
suitable operations and maintenance plan.
Policy CR4: Flood protection and flood defences
1. Development must protect the integrity and effectiveness of structures intended to
minimise flood risk and, where appropriate, enhance their effectiveness.
2. Wherever practicable, development should contribute to an overall reduction in flood
risk within and beyond the site boundaries, incorporating flood alleviation measures
for the public realm.
Reason for the policy
6.7.31.
The City of London is protected from flooding by the Thames Barrier, and morelocally
by flood defence walls along the River Thames. The Thames Estuary 2100 (TE2100) project
recognises the need for the raising of flood defences by up to 0.5m by 2065 and 1m by 2100.
How the policy works
6.7.32.
Development adjacent to the flood defences must maintain their integrity and
effectiveness for the benefit of the whole City. Development on the riverside should
be designed to enable future flood defence raising without adverse impacts on
river views, the setting of historic buildings and pedestrian movement along the
riverside walk. Constraints may exist where flood defences form part of an
existing building. Discussions with the Environment Agency will be required to
establish the most effective designs for improved flood defences and to
incorporate adequate set back from the defences to allow for future
maintenance and raising in line with the TE2100 Plan.
6.7.33.
A strategic approach to flood defence raising will enable riparian developers to
design buildings and the riverside environment to accommodate higher flood walls.
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Riparian owners are responsible for maintenance and enhancement of flood
defences.
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6.8 Circular Economy and Waste
Context
6.8.1. The City Corporation is the Waste Planning Authority (WPA) for the Square Mile,
with a statutory duty to plan for all the waste that is generated in the City. Withno
waste treatment plants in the City, the City Corporation relies on WPAs elsewhere
to provide such facilities. By applying circular economy and waste hierarchy
principles: designing for durability and modularity, making better use of under-used
assets through sharing, reusing products and materials and recycling as much as
possible, waste can be designed out and embodied carbon retained.This
approach will reduce waste exports from the City whilst application of the proximity
principle will ensure that residual waste is processed as close as possibleto the
City.
Strategic Policy S16: Circular Economy and Waste
1. The City Corporation will support businesses and residents in moving towards a Zero
Waste City, by applying circular economy principles, the waste hierarchy and the
proximity principle at all stages of the development cycle.
2. The City Corporation will actively co-operate with other Waste Planning Authorities in
planning for capacity to manage the City’s residual waste through:
•

Identifying waste management capacity in the City, or elsewhere in London, to
meet the City’s London Plan waste apportionment target, including through
partnership working with other London Waste Planning Authorities;

•

Co-operating with Waste Planning Authorities within and beyond London to
plan for suitable facilities for the City’s waste;

•

Safeguarding Walbrook Wharf as a waste site and wharf suitable for the river
transport of waste; and

•

Monitoring waste movements to and from the City and reviewing its waste
arisings and capacity study at least every five years.

Reason for the policy
6.8.2. The City Corporation has responsibility to plan for adequate facilities to manage
the waste that originates in the City. This includes waste collected fromthe City’s
households and businesses, waste generated in the process of redevelopment
and hazardous waste from premises such as St Bartholomew’s Hospital.
6.8.3. The London Plan and the London Environment Strategy set the framework for
waste management in London. These strategies promote circular economy
principles and the waste hierarchy: prevention, preparing for reuse, recycling, other
recovery, and disposing disposal only as a last resort.
6.8.4. The current London Plan has set a waste apportionment figure requiring the City to
identify sites with capacity to manage 100,000 tonnes of waste annually until 2036.
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In the draft London Plan, the proposed apportionment for the City is reduced to
84,000 tonnes per annum in 2021 and 89 90,000 tonnes per annum in 2041. This
figure represents the City’s contribution to meeting the Mayor’s target of100% net
self-sufficiency in the management of London’s household and commercial and
industrial waste from 2026.
6.8.5. The London Plan sets out criteria for the selection of waste management sites,
which the City of London Waste Arisings and Waste Management Capacity Study
review 2016 used to evaluate potential sites in the City. This study concludes that,
with current technologies and economic considerations, there is no viable waste
management capacity within the Square Mile and that the City will not be able to
satisfy the London Plan waste apportionment within its boundaries.
6.8.6. The City Corporation has an agreement with the London Borough of Bexley and
participates in the South-East London Joint Waste Planning Group, which
comprises the boroughs of Bexley, Bromley, Greenwich, Lewisham and Southwark
along with the City of London. The Group has identified sufficient waste
management capacity up to 2036 to meet the combined apportionment of each of
its individual members. The City will continue to contribute to London-wide waste
planning through membership of the London Waste Planning Forum and will work
with the GLA and the Environment Agency to improve waste planning.
6.8.7. For commercial reasons, a proportion of the City’s waste will continue to be
transported to sites outside London. This includes construction, demolition and
excavation (CD&E) waste which is not covered by the Mayor’s targets for net selfsufficiency. Annual monitoring of such waste exports will inform Duty to Co-operate
discussions with receiving authorities within and outside London to ensure that
sufficient capacity remains in the planning pipeline.
6.8.8. The London Plan sets out borough apportionments for land-won aggregates which
should be reflected in local plans. No apportionment is made for the City of London
and there is no requirement to include a policy for minerals within the LocalPlan.
Application of circular economy principles encourages the re-use and
recycling of demolition waste and the use of recycled aggregates in order to
reduce reliance on imported aggregates and retain embodied carbon.
6.8.9. It is imperative that the City adopts circular economy and waste hierarchy
principles, to cut down on the quantity of useable materials that are discarded and
to eliminate reliance on disposable items, including single use plastics, in the City.
Those materials that are discarded should be managed as close as possible to the
City and transported by modes that are least damaging to the environment.
How the policy works
6.8.10 The City Corporation will continue to monitor the quantities and types of waste
originating in the City and work with the City’s communities to minimise this waste,
applying circular economy principles to design out waste and pollution and
keep products and materials in use. The City Corporation will continue to work
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with the South-East London Joint Waste Planning Group and other Waste
Planning Authorities in London and beyond to ensure that the City’s waste
apportionment is met and that suitable facilities are available for the City’s waste to
be managed in the most sustainable way.
6.8.11 Changing economics and new waste management technologies means that
small scale waste management is becoming more viable within the City,
particularly within large development sites.
6.8.12 During the period 2018 – 2036 a proportion of the City of London’s waste will
continue to be managed outside London. Co-operation with waste planning
authorities outside London will aim to ensure that facilities with sufficient
capacityremain available to accept the City’s waste during this period.
6.8.13 The City Corporation will continue to safeguard Walbrook Wharf as a waste site
and river wharf in line with the London Plan and the Safeguarded Wharves
Direction. Any proposed development which would prejudice the operation of
theexisting safeguarded waste site at Walbrook Wharf will be refused.
Policy CEW1 Zero Waste City
Development should be designed to promote circular economy principles throughout
the life cycle of the building through:
• Flexible building design to accommodate evolving working and living patterns,
reducing the need for redevelopment;
• Re use and refurbishment of existing buildings, structures and materials to
reduce reliance on virgin resources and retain embodied carbon;
• Requiring development to be designed to allow for disassembly, reuse and
recycling of deconstruction materials;
• Requiring the maximum use of recycled materials in development and offsiteconstruction methods to reduce wastage; and
• Designs which enable durability, modularity, sharing of goods and services
and reuse of supplies and equipment, minimising waste during the
building’soperational phase.
2. All development proposals should incorporate waste facilities which must be
integrated into the design of buildings and allow for separate treatment, storage and
off-road collection of waste and recyclable materials, where feasible. Major
developments should provide a single waste collection point to facilitate efficient
waste management from multi tenanted buildings.
Reason for the policy
6.8.14 The circular economy is an alternative to the typical ‘linear’ way of treating
resources. By finding ways of remanufacturing, reusing or recycling materials and
keeping them in use for longer, waste can be reduced. The circular economy
emphasises design for durability and modularity, making better use of under-used
assets through sharing and offering products as a service. Circular economy
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principles can be applied to buildings and the development cycle, reducing the
demand for new materials, and to the operational phase of a building’s life to
minimise annual waste arisings.

Figure 24 26: Circular Economy

6.8.15 The design of buildings impacts on the potential for implementation of the waste hierarchy
during their operational stage, through the facilities and waste management services that are
incorporated into the design. For example, relianceon single use coffee cups and disposable
plastics can be reduced by incorporatingkitchen facilities and water fountains into building
designs waste movements can be reduced by managing food waste on-site through
composting or anaerobic digestion. These facilities must be considered at the building’s
design stage.

Figure 25 27: Waste Hierarchy

6.8.16 Waste prevention is the most desirable action on in the waste hierarchy as it results in no
waste whatsoever. Re-use is the next most desirable option as it involves products and
materials being used again for their original intended purpose. Recycling is the next most
preferable option, involving the collection of used items and processing them into raw
materials to be remanufactured into usable products or materials. The recovery of energy,
through techniques such asanaerobic digestion, is a way of getting the most out of otherwise
useless waste. Disposal should be the absolute last resort, after all the other options have
been exhausted.
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6.8.17 On large sites major developments opportunities for waste minimisation
andon-site waste treatment, in line with the London Plan’s definition of waste
management, should be explored in order to minimise the transport of
residual waste within and beyond the City. The City of London Waste
Arisings and CapacityStudy identifies a range of options which should be
considered, subject to the appropriate environmental permits, to facilitate a
reduction in residual waste from City development sites.
6.8.18 Waste treatment, storage and collection facilities must be integrated into new
development and considered at an early stage in the of design of
developments to avoid the problems created by the placing of waste on the
highway. Adequate provision must be made for the volume and types of
residual waste and recyclablesexpected to be generated, especially the
amount of paper and packaging generated by offices. The need to avoid
health hazards associated with waste from catering establishments, the
waste storage and collection needs of street traders, the separate storage of
recyclable waste and the special arrangements required for the storage and
transportation of clinical and hazardous waste should be considered
provided for, where necessary.
How the policy works
6.8.19 Pre-application consultation on suitable waste treatment, storage and
collectionfacilities is encouraged. The level of detail required at the
planning application stage will be proportionate to the scale of
development.
6.8.20 The Environmental Statement (for EIA applications) or sustainability
statementshould provide an assessment of on-site waste treatment options
and quantities ofresidual waste likely to arise from the site.

EIA Development
6.8.21 For development that requires an Environmental Impact Assessment (EIA)
theEnvironmental Statement should demonstrate how circular economy
principleshave been incorporated into the development, fully addressing
how construction, demolition and excavation (CD&E) waste will be
minimised, deconstruction materials will be reused or recycled and the waste
arisings during the operational phase of the development will be minimised
and managed. This should include consideration of on-site facilities to
reduce the need for waste vehicle movements such as on-site composting or
anaerobic digestion, or waste consolidation.
6.8.22 A Circular Economy Statement following the London Plan
guidanceshould be submitted for all EIA development.

Other Major development
6.8.23 For all other Major development proposals, the sustainability statement
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should provide evidence of the application of circular economy principles and
the adherence to the waste hierarchy. This could include reuse of existing
buildings and structures, provision of Site Waste Management Strategies for
the construction phase and Zero Waste Plans for the operational stage of the
development. Majordevelopment should aim to achieve maximum BREEAM
credits for Waste.
6.8.24 A Circular Economy Statement following the London Plan guidance
should be submitted for all Major development.

All other development
6.8.25 For all other development, the Design and Access statement should
demonstrate how waste minimisation and the circular economy have
beenconsidered in the design of the development.
6.8.26 Waste and recyclables should be capable of collection from offstreet service areas which are integrated into the design of
buildings. The provision of such areas may not be practicable in
small developments or refurbishments and may conflict with the
protection of listed buildings and conservation areas. In such cases
waste stores within the site near the highway are preferable to the
presentation of waste and recyclables on the pavement. Residential
developments, including short-term-lets, must be provided with
ground floor wasteand recyclables storage and collection facilities,
with direct access to the highway for collection purposes.
6.8.27 The City Corporation will attach appropriate planning conditions
relating towaste treatment, storage and collection, but may also
make use of its other regulatory powers to control waste in the City.
Compliance with the City of London’s operational waste
requirements should contribute to BREEAM requirements for waste
credits.
Policy CEW2: Sustainable Waste Transport
The environmental impact of waste transport will be minimised through:
•

Encouraging the use of the river rail and waterways for removal of waste,
including deconstruction waste and delivery of construction materials;

•

Ensuring maximum use of rail and waterways for the transport of excavation
waste particularly from major infrastructure projects;

•

Requiring low and zero emissions transport modes for waste movement;

•

Reducing the number of waste vehicles by promoting optimum use of waste
transport vehicle capacity through on-site or multi-site consolidation of waste.

Reason for the policy
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6.8.28 The proximity principle advocates that waste should be managed as close
aspossible to where it originates to reduce the environmental impacts of its
transportation. The City’s restricted land area makes the provision of waste
facilities within the City problematic and it therefore relies on movement of
the waste that is generated in the City to appropriate waste management
facilitieselsewhere in London and beyond London’s boundaries.
6.8.29 Unlike other local authority areas, the majority of the waste that is
generated inthe City is managed by private contractors. A proportion of the
City’s waste, including the small fraction of household waste, is transported
by river from the safeguarded waste transfer station at Walbrook Wharf.
The remainder is transported primarily by road, with destinations varying
from one year to the next due to the commercial decisions of private waste
contractors.
6.8.30 This policy aims to maximise the use of the River Thames for waste
transport,encourage transport modes such as rail and other waterways and
encourage efficient use of low and zero emissions road vehicles for
transporting waste.

Figure 26 28: Destinations for the City’s waste 2012-20168

How the policy works
6.8.31 The City Corporation will continue to work with the Port of London
Authority,Marine Management Organisation and the Environment Agency
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to enable sustainable use of the River Thames for the movement of freight
and waste.

Major development
6.8.32 Construction Logistics Plans should identify how sustainable transport of
wastematerials from the site will be addressed during the construction phase.
Delivery and servicing plans should demonstrate how the transport of waste
will be minimised, the potential for use of the river to move waste, and how
low emissionvehicles will be enabled during the operational phase of the
building’s life.

All other development
6.8.33 Planning application documents should clearly demonstrate how waste
minimisation, storage and sustainable waste transport have been
addressed.
Policy CEW3: New waste management sites
Proposals for new facilities for waste management, handling and transfer will be
required to demonstrate through design and sustainability statements that the
benefits of the proposed development outweigh any adverse impacts and particularly
that:
•

the development will handle waste which has been generated locally;

•

access arrangements, mode of transport and transport routes will minimise the
potential for congestion and environmental impacts, including local air quality
impacts and carbon emissions. Use of the river for transport of waste and
recyclables will be encouraged;

•

the carbon impact of the development will be minimised. New waste facilities
should comply with the Mayor’s Carbon Intensity Floor (CIF); and

•

the development is designed with resilientce to natural and man-made safety
and security challenges.

2. Noise-sensitive development adjacent to the existing waste site at Walbrook Wharf
and development which would compromise the use of the river for waste operations,
will be resisted
3. Development in the vicinity of new waste management sites should not compromise
the waste management operations on the site or create an unacceptable land use
conflict.
Reason for the policy
6.8.34 Although the City is unlikely to be able to accommodate large waste
management facilities within its boundary, changes in technology and
waste transport costs may make small scale commercial facilities viable
in the future.
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How the policy works
6.8.35 Assessment of potential conflicts such as noise, vibration, odour, visual
impact,pedestrian access and road or river transport will be taken into
account a key matter in consideration of proposals. Mitigation which
resolves potential conflicts may be necessary to allow for development to
proceed where a potential conflict is identified.
6.8.36 The criteria set out in this policy will be used, alongside other policy
considerations, to evaluate the suitability of proposed waste facilities and
appropriate conditions will be applied to ensure that any new facility is
suitable forthe City’s high-density urban environment.
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7. Key Areas of Change
Introduction
7.1.1 This section of the Plan sets out area-based policies and proposals relating to
seven ‘Key Areas of Change’, together with an overarching policy which applies to
the whole of the City’s riverside. The Key Areas of Change have been identified as
they are likely to experience significant change over the Plan period and present
particular opportunities or challenges that warrant a specific policy focus.
7.1.2 Identifying Key Areas of Change provides a policy framework for bringing forward
beneficial change within those areas, including the delivery of key development
schemes, improving accessibility and the quality of the public realm, and
introducing new uses or mixes of uses. The Key Areas of Change also providea
strategic context for the development of projects and funding bids by a range of
City Corporation departments and external partners.
7.1.3 The Key Areas of Change are shown indicatively on the Key Diagram and onthe
individual diagrams that accompany each area policy.
7.1.4 Where appropriate, the City Corporation will prepare further guidance to
support the delivery of the vision for particular Key Areas of Change. This
may take the form of planning briefs or supplementary planning documents
and will be produced in partnership with key stakeholders and local
landowners.
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7.2 Thames Policy Area
Context
7.1.1. The River Thames is an iconic feature of London that forms the southern
boundary of the City and plays a major role in its prosperity and everyday
life. Theriverside provides a breathing space from the busy environment
which characterises the rest of the City, as well as a traffic-free walkway on
the north bank of the Thames.
7.2.2 The River Thames serves several important functions, including as a
corridorfor freight and pedestrian transport, a tourism and recreational
asset, a unique setting for views of the City and a Site of Metropolitan
Importance for Nature Conservation (SMINC). The City’s topography, with
the land rising from the riverside, means that most of the City is at
relatively low risk from flooding. Nevertheless, this risk needs to be managed,
particularly in the face of climatechange.

7.2.3 The London Plan requires the City’s Local Plan to designate and ensure
the maintenance of a Thames Policy Area and to take account of
emerging Maritime Spatial Plans prepared by the Marine Management
Organisation. Policy S16 S17sets out the policy considerations which
apply to the whole of the City’s riverside,as defined on the Policies Map.
Further detailed guidance is provided in the City Corporation’s Thames
Strategy SPD. The City Corporation’s Riverside Walk Enhancement
Strategy sets out its plans for public realm enhancement along the
riverside, and the riverside walk which forms part of the Thames Path
NationalTrail.
7.2.4 The River Thames changes character on its way through the City, as it
does through London. It includes areas where very limited change is likely
to occur, suchas at The Temples. However, two areas, at Blackfriars and
the Pool of London, have been identified as Key Areas of Change
because they are places where regeneration renewal is desirable and
where there is potential for significant redevelopment and enhancement of
existing buildings and the public realm during the Plan period. Policies
relating to Blackfriars and the Pool of London follow the overarching policy
for the Thames Policy Area.
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Strategic Policy S17: Thames Policy Area
The unique character of the City’s riverside, and its functional uses for transport and
recreation, will be enhanced by:
1. Designating the Thames Policy Area and preparing and keeping under review a
Thames Strategy SPD, which identifies the attributes of the area and gives guidance
on development within this area.
2. Co-operating with neighbouring boroughs to develop a joint Thames Strategy for the
central section of the River Thames.
3. Ensuring that buildings and spaces on or near the riverside contribute to sustainable
economic growth and further the aims of the Riverside Walk Enhancement Strategy,
particularly through:
•

protecting and enhancing public access and river views along the riverside
walk and securing completion of the riverside walk at Queenhithe;

•

improving access to the River Thames by enhancing north-south routes
and the creation of a continuous riverside walk from the rest of the City;

•

improving the vibrancy of the riverside by encouraging a mix of commercial
and cultural uses and promoting office-led commercial development, while
safeguarding heritage assets and biodiversity value;

•

provision of publicly accessible roof terraces, where they do not impact
adversely on protected views, the amenity of occupiers or nearby
residents; and

•

supporting the Illuminated River project to deliver more sustainable bridge
lighting and engage visitors with the River.

4. Supporting, and safeguarding land for, the construction of the Thames Tideway
Tunnel.
5. Promoting the functional use of the River Thames and its environs for transport,
navigation and recreation, particularly through:
•

safeguarding Walbrook Wharf for waste and river related freight traffic,
including freight consolidation;

•

encouraging the use of the River Thames for the transport of construction and
deconstruction materials and waste;

•

retaining Blackfriars Pier, and access to Tower Pier, and encouraging the
reinstatement of Swan Lane Pier and the use of these facilities for river
transport. Applications to remove these facilities will be refused unless suitable
replacement facilities of an equivalent or higher standard are provided;

•

refusing development on or over the River, except for structures which
specifically require a waterside location for river-related uses;
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•

resisting the permanent mooring of vessels; if moored vessels are
exceptionally permitted they must be of national importance, have a special
connection with the City and the River Thames, be used for a river-related
purpose and not have a detrimental impact on navigation or the environment;
and

•

maintaining and enhancing access points to the River Thames foreshore, from
both land and water, for public or private use as appropriate, subject to health
and safety and environmental safeguards.

6. Ensuring that development does not have an adverse effect on the River
Thames and Tidal Tributaries Site of Metropolitan Importance for Nature
Conservation and seeking opportunities to create or enhance riverside
habitats.
Reason for the policy
7.2.5 There are a range of different strategies and plans which affect the
Thamesincluding:
•

The London Plan, which sets out strategic policies for the River
Thames andrequires the designation of a Thames Policy Area.

•

The Mayor of London’s Safeguarded Wharves Review 2018-19,
which aims to ensure that London’s need for waterborne freighthandling usesis met.

•

The Thames Estuary 2100 Plan produced by the Environment
Agency, whichaddresses flood risk and water quality issues.

•

The Thames Vision produced by the Port of London Authority,
which sets aframework for greater use of the River Thames
between now and 2035 including targets for increased passenger
and freight movements.

•

Guidance called A Safer Riverside produced by the Port of
London Authority, which aims to reduce the number of people
drowning in theThames by ensuring that safety is an intrinsic
part of all development alongside and on the tidal Thames.

•

The UK Marine Policy Statement and the emerging South East
Marine Plan produced by the Marine Management Organisation, which
will provide a wider strategic context. Until that Plan has been
adopted, reference should be made to the UK Marine Policy
Statement, which sets out a framework andUK high level marine
objectives.

7.2.6 The City of London Thames Policy Area is designated as the part of the
City where development and change could affect aspects of the river and
its importance. Collaboration with riparian neighbouring boroughs, the
EnvironmentAgency, the Marine Management Organisation, the Port of
London Authority andthe Mayor of London is essential to ensure that the
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strategies and plans for the river are realised.
7.2.7 The draft London Plan notes that no joint strategy currently exists for the
central section of the Thames between Chelsea and Tower Bridge, and
the City Corporation will work actively with neighbouring boroughs to help
produce a joint Strategy. The City Corporation is undertaking research
into the practical implications of raising the City’s flood defences in
line with the Thames Estuary 2100 Plan and is collaborating with
neighbouring boroughs to promote shared learning and a common
approach by all riparian authoritiesin central London.
7.2.8 A key infrastructure project is the development of the Thames Tideway
Tunnel,which is a 25km tunnel running mostly under the tidal section of
the River Thames through central London. It is intended to capture and
divert storm overflows, including the Fleet Combined Sewer Outflow at
Blackfriars, to Beckton Sewage Treatment Works to avoid discharging
them into the river. Construction works started in 2016 and will run
into the early 2020s.
7.2.9 The ‘Illuminated River Project’ is an a long-term art installation that
involves the architectural illumination of bridges across central London.
The project will animate the river and create further opportunities to
develop the riverside walk for the enjoyment of visitors and London
communities. The scheme commenced in summer 2019 and when
complete will incorporate 15 bridges in total, of which sixare partly or
wholly in the City of London.
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Figure 29: Thames Policy Area
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7.3 Blackfriars Key Area of Change
Context
7.3.1 The area contains a mix of uses, including offices and commercial uses, the
City of London School, the Mermaid Events Centre, The Guild Church of St
Benet Paul’s Wharf, a public Ccar Ppark, Blackfriars Millennium Pier and
Blackfriars Station. Most development is post-war, with large footprint buildings,
little or no few active frontages and a lack of open space.
7.3.2 It is bounded by major through routes (including Upper Thames Street) which
generate pollution and are a barrier to pedestrian movement, separating the
Riverside Walk from the rest of the City. Access to the Riverside Walk is limited
at street level. Blackfriars Bridge forms an important connection betweenthe
City and Southwark and Blackfriars Station is a major Underground and Rail
station.
7.3.3 There have been improvements along the Riverside Walk at Paul’s Walk and
the City Corporation’s Riverside Walk Enhancement Strategy sets out plansfor
public realm enhancement along the riverside. Development of the Thames
Tideway Tunnel will create a large new area of public realm space built out
intothe river west of Blackfriars Bridge, which is due for completion in 2025.
There are significant views of St Paul’s Cathedral and the heights of new
buildings are limited by strategic and locally protected views.
Strategic Policy S18: Blackfriars
The character and amenities of the Blackfriars Key Area of Change will be enhanced
by:
1. Promoting substantial redevelopment or refurbishment of existing post-war
buildings to provide new high-quality office and commercial accommodation with
active frontages at ground floor level;.
2. Implementing the Thames Tideway Tunnel project and creating a high-quality new
area of public realm open space at Blackfriars Bridge foreshore;.
3. Enhancing pedestrian permeability and accessibility, especially through
improvements to and along the riverside and the provision of new and improved
links across Queen Victoria Street and Upper Thames Street to provide new
north-south routes;
4. Encouraging cultural events, arts and play in public spaces, ensuring the
retention or renewal of existing facilities, where appropriate; and
5. Improving the quality of the public realm and identifying opportunities for urban
greening and pollution reduction measures, particularly along Puddle Dock, Castle
Baynard Street, White Lion Hill, Upper Thames Street and the churchyard of The
Guild Church of St Benet Paul’s Wharf.
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Reason for the policy
7.3.4. This area contains some post-war development which is underused and does
not contribute to the context or setting of its location. Except for the area
adjacent to Blackfriars Station, this part of the City lacks vibrancy and due to the
road network is notable for a relative lack of pedestrian permeability. Blackfriars
has been identified as a Key Area of Change to facilitate beneficial commercial
redevelopment, although this may be a medium or longer-term option due to
existing leasehold arrangements.
7.3.5. Baynard House is a large office site and data centre, which includes a publiccar
park. It is key to the potential regeneration renewal of Blackfriars, since
redevelopment of this site would provide an opportunity to improve the quality of
architecture and sense of place, to redesign the road network to reduce the
dominance of vehicular traffic and to achieve direct pedestrian routes to the
riverside.
7.3.6. Significant redevelopment would provide an opportunity for public realm
improvements along Puddle Dock, Castle Baynard Street, White Lion Hill and
Upper Thames Street, to reduce pollution and improve air quality. New active
frontages will be sought as an integral part of any redevelopment. Pedestrian
links across Upper Thames Street will be improved wherever possible to link
theriverside to the rest of the City and to provide easier access to Blackfriars
Pier. Proposals for redevelopment and the redesign of streets would be
required to enhance the setting of The Guild Church of St Benet’s Paul’s
Wharf and improve it as a make it a more pleasant area to visit and dwell.
7.3.7. The public realm open space created by the Thames Tideway Tunnel project
at Blackfriars Bridge will introduce additional greenery to the riverside and will
bring more activity to the area by providing a new place for relaxation and
recreation. This facility space will include a viewing terrace, civic space, green
terraces, and a venue for outdoor events and public artwork. The riverside
walkway will be improved by links between the new area of public realm open
space, Blackfriars Bridge and Paul’s Walk and enhancements to the pedestrian
route between Blackfriars Bridge and Millennium Bridge. There is potential to
enhance heritage assets and their setting by increased pedestrian permeability
and there will be new views of Blackfriars Bridge and this part of the City from
the new area of public realm open space.
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Figure 27 30: Blackfriars Key Area of Change

203

7.4 Pool of London Key Area of Change
Context
7.4.1. The area is the heart of what was once a major London’s port which now
contains predominately office and commercial uses, with some residential and
hotel use and small-scale retail adjacent to the Tower of London. There are no
tube or train stations within the area, but it is well served by public transport
justoutside the area, including London Bridge Station, Tower Hill and
Monument Underground Stations, Tower Gateway DLR Station and the bus
route along Eastcheap. River passenger services operate from Tower Pier.
7.4.2. Lower Thames Street acts as a significant barrier to pedestrian movement to
and from the rest of the City and air quality is very poor. The opening of
London Bridge staircase has encouraged more pedestrian movement between
the Riverside Walk and London Bridge. hHowever, there is limited retail or
ground floor vibrancy and the public realm is tired and uninspiring and does
not reflect the importance of this area. There is limited retail or ground floor
vibrancy in this area.
7.4.3. The building stock is a mix of offices, and listed buildings, with modern
residential and hotel development to the east. St Magnus the Martyr Church,
All Hallows by the Tower Church and Custom House are Grade I listed.
Adelaide House, and Old Billingsgate Market are Grade II listed, while and
Custom House Quay, cranes and stairs are Grade II* listed. Listed buildings
and their key features should be enhanced. The eastern part of this area is
within the localsetting of the Tower of London World Heritage Site. The height
of new buildings is limited by strategic and locally protected views.
7.4.4. A number of Several key buildings are likely to be vacated in the short term,
providing an opportunity for renewal through redevelopment enhancement
of heritage assets and/or refurbishment and public realm improvements,
which enhance heritage assets. The aim is to achieve a Cityriverside which
complements that on the Ssouth bank of the Pool of London.
7.4.5. The riverside walk forms part of the Thames Path National Trail and the River
Thames is designated as a Site of Metropolitan Importance for Nature
Conservation. Minimisation of flood risk and respect for the riverside’s rich
archaeological and ecological heritage, are important considerations in this
area.The area beneath Billingsgate Market and the Billingsgate Bathhouse
are Scheduled Ancient Monuments.
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Strategic Policy S19: Pool of London
The Pool of London Key Area of Change will be regenerated renewed through the
refurbishment and redevelopment of building stock and the delivery of significant
public realm improvements:
1. Enabling office-led mixed commercial use redevelopment or refurbishment of
the existing building stock, including the provision of retail, cultural and leisure
uses which are complementary to, and do not detract from, the primary business
function of the City and which enhance heritage assets.
2. Requiring and encouraging increased vibrancy and active frontages at ground
floor level, through the provision of retail and publicly accessible retail, leisure
and cultural uses on the river frontage. New publicly accessible roof terraces
and spaces will be required, where they offer good river views and do not
impact adversely on the amenity of occupiers or nearby residents.
3. Encouraging the provision of cultural events, arts and play in public spaces along
the riverside, and ensuring their delivery through Cultural Plans. where they
enhance public areas.
4. Preserving and enhancing the area’s significant heritage assets and
historic significance including protected views, as well as encouraging
more diverse communities to appreciate and understand the area through
creative interpretation.
5. Improving transport connections and pedestrian links by:
•

improving existing and creating new crossing points and improving
wayfinding over Lower Thames Street;

•

improving links to the riverside by enhancing permeability and
connectivity between London Bridge, Monument Street and Lower
Thames Street;

•

improving signage to and from the Pool of London to the Tower of London;

•

improving the servicing of buildings, through encouraging the
development of shared servicing bays and access points and collaborative
management; and

•

restricting preventing vehicular access onto the riverside walk and with
the removingal of private car parking areas upon redevelopment.

6. Enhancing public realm and public spaces by:
•

enhancing the Riverside Walk to create a continuous riverside park and
publicly accessible walkway free of cars between London Bridge and
Tower Bridge and ensuring that pedestrian routes which is are
accessible to all;
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•

identifying opportunities for pollution reduction measures and additional
greening and planting within the public realm and requiring greening of
buildings on redevelopment; and

•

seeking additional public space and play facilities.

Reason for the policy
7.4.6. The Pool of London provides a visual gateway to the City of London from the
Thames and to is the historic port of London. A number of the Several key
existing buildings are likely to become vacant in the short term and this
providesan opportunity to enhance and renew regenerate the area to provide
a high- quality environment for businesses, visitors and residents.
7.4.7. The area is predominantly commercial in character and this will continue
through encouragement of office-led commercial development. Existing postwarbuildings could be redeveloped or refurbished to provide high quality office
space or other commercial activities where these are compatible with the
business City. Listed buildings and their key features should be enhanced.
There is potential to provide interpretation of the historic development of the
area, its relationship with the original site of London Bridge and the significance
of the riverside. The priority should be for office use, but there is also potential
for complementary commercial and cultural uses compatible with the special
interest of heritage assets and to encourage interpretation and public access to
historic interiors.
7.4.8. Publicly accessible retail, cultural and leisure uses will be encouraged atground floor level
throughout the Pool of London to increase vibrancy and provide active frontages.
7.4.9. Redevelopment and refurbishment offer the opportunity to revisit existing servicing

strategies which have been developed on a site by site basis arrangements.
Developers will be encouraged to work with adjoining landowners to deliver shared
servicing strategies and to minimise movementsonto Lower Thames Street.

7.4.10. Despite its significance, the Pool of London is relatively isolated from the rest of the

City by Lower Thames Street. Working with TfL, the City Corporation will seek
the improvement of Eexisting crossing points acrossLower Thames Street will be
improved and the creation of new crossing points created to encourage greater
movement between the riverside and therest of the City. Where possible, historic
routes between the river and other areas of the City will be introduced or
reinstated through the redevelopment and refurbishment of buildings.

7.4.11. The City Corporation will work closely with TfL, existing landowners and

developers to design and deliver substantial improvements to the public realm
along the riverside walk and routes to and along Lower Thames Street, working
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closely with Transport for London. Additional greening and open space will
be encouraged, with tree planting in appropriate locations. Part of the Pool of
London lies within the Local Setting Area of the Tower of London World
Heritage Site. Development proposals and public realm works in this area
should seek opportunities to enhance the immediate surroundings of the
World Heritage Site, as set out in Policy HE3.
7.4.12 As well as delivering improvements in accessibility, vibrancy and public
realm at street level, the City Corporation will encourage the provision of
new,publicly accessible roof terraces and viewing areas through building
redevelopment or refurbishment, whilst safeguarding existing protected
views.
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Figure 28 31: Pool of London Key Area of Change

208

7.5 Aldgate, and Tower and Portsoken Key
Area of Change
Context
7.5.1. The Aldgate, and Tower and Portsoken area is positioned in the east of theCity
and, between the City’s cluster of tall buildings and London’s East End
and includes Portsoken, Tower and Aldgate wards. Tthe southern edgeof
the area is adjacent to the Tower of London.
7.5.2. The area contains a culturally diverse local population and a varied mix of
uses, including offices, Sir John Cass The Aldgate Primary School, Mansell
and Middlesex Street housing estates, part of Petticoat Lane market and hotels
and tourist activity associated with the Tower of London and Tower Bridge.
There have been considerable improvements to the area in recent years, with
the Aldgate gyratory being removed, a new square with a café and toilets
created and public realm improvements implemented.
7.5.3 Major hotel and office developments is are under construction on Minories.
There are pProposals for redevelopment the regeneration of the Mansell
Street Estate have been considered and several large office sites currently
have development potential. Petticoat Lane Market, a major tourist draw in the
area, is undergoing public realm enhancement as well as being rebranded.
These proposals and opportunities will impact on the use and environment of
the area.
7.5.4 The Chinese Embassy could will be moving to Royal Mint Court just outside of the

City boundary and this may lead to further diplomatic and commercial interest in this
area. The Elizabeth Line stations at Liverpool Streetin the City and at Whitechapel in
Tower Hamlets are both within walking distance of Aldgate; improved pedestrian
connectivity should be encouraged to help enable development interest in the
area.

Strategic Policy S20: Aldgate, and Tower and Portsoken
The Aldgate, and Tower and Portsoken Key Area of Change will be promoted as a
mixed-use area, which balances the competing needs of residents, workers and
visitors, by:
1. Promoting office-led commercial development to assist in the further regeneration
renewal of the area. Diplomatic use and associated commercial activity will be
encouraged.
2. Supporting and enabling residential development in appropriate locations
and Iidentifying and meeting residents’ needs, utilising a range of funding sources
to:
•

maximise training, education and employment opportunities for residents;
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• maximise opportunities for delivering health, community and educational
services and facilities for residents, particularly in the Aldgate Square area;
• create additional publicly accessible open and green space and additional
accessible play space for children;
• encourage local retail facilities; and
• facilitate the redevelopment potential of the Mansell Street Estate reproviding existing social housing and associated car parking,
alongsideadditional residential units, improved reduced levels of air
and noise pollution, community facilities and good quality open and play
spaces.
3. Recognising the benefit and managing the impact of visitors to the area by:
•

enhancing Petticoat Lane Market, celebrating the character and
history of the area and improving the visitor experience by working in
partnership with the London Borough of Tower Hamlets, market
traders and other stakeholders;

•

encouraging cultural events, arts and play in public spaces, working in
partnership with the London Borough of Tower Hamlets, market
traders and other stakeholders to enhance Petticoat Lane Market and
improve the visitor experience;

•

permitting a limited amount of additional hotels provision on appropriate
sites; and

•

managing the impact of tourist attractions in the area to minimise
disturbance to workers and residents.

4. Improving transport connections and pedestrian connectivity by:
•

implementing improvements to street-level interchange between Fenchurch
Street and Tower Hill/Tower Gateway stations, and exploring the feasibility
of a direct interchange route;

•

improving Aldgate Bus Station to improve air quality and deliver better
access for pedestrians to and from community facilities, housing estates,
open spaces and retail facilities;

•

sealing the ramp leading to the closed Aldgate Gyratory underpass and
enhancing the area;

•

encouraging pedestrian routes and permeability through large development
sites, particularly the Mansell Street Estate and between Minories and
Mansell Street;

•

improving signage for visitors from Liverpool Street to Tower Hill and from
Aldgate to Cheapside and to other tourist attractions as necessary;

•

enhancing links to the riverside walkway and the Tower of London; and

•

enhancing the north-south walking route between Tower Hill and Aldgate
along Vine Street.
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5. Enhancing the public realm and open spaces by identifying opportunities for urban
greening schemes, congestion and pollution reduction measures, particularly in
the vicinity of Sir John Cass The Aldgate School and Middlesex Street and
Mansell Street Estates.
Reason for the policy
7.5.5. Until relatively recently, Aldgate was not as attractive for business investment
as other parts of the City due to traffic levels, pollution and a lack ofstreet-level
activity. The City Corporation and its partners have sought to regenerate
Aldgate by stimulating beneficial redevelopment and investing in a programme
of environmental and public realm enhancements.
7.5.6. While there have been significant improvements, most notably the removal of
the Aldgate gyratory and the creation of Aldgate Square, the Aldgate, and
Tower and Portsoken area contains major through routes and parts of the
areastill suffer with associated congestion and poor air quality. The townscape
around Tower Gateway is particularly affected by severance issues because
of the road and rail networks, and there is currently little to entice visitors going
to the Tower of London to explore this part of the City more widely. Tower
Gateway lies within the Local Setting Area of the Tower of London World
Heritage Site. Development proposals and public realm works in this
area should seek opportunities to enhance the immediate surroundings
of the World Heritage Site, as set out in Policy HE3.
7.5.7. Identifying this area as a Key Area of Change will assist in guiding further
enhancement of the area during the lifetime of this Plan. There is likely to be
further commercial development, especially through the refurbishment or
redevelopment of older buildings in the area. The area will also experience
increased tourism activity, in line with the continued increase in tourist
numbersin London as a whole.
7.5.8. Residents living on the Mansell and Middlesex Street Estates have lower
levels of income, employment and education, skills and training than others in
the City. The redevelopment potential of the Mansell Street Estate means
thatit is expected to could be one of the largest residential schemes in the
City during the Plan period, which provides an opportunity to deliver
additional housing to meet housing needs. Redevelopment would and
presents a challenge in terms of require the re-provision of existing social
housing at equivalent rents and service charge, achieving a good quality
residential environment at high densities and reducing residential exposure to
air (and noise) pollution.
7.5.9. Development in the Aldgate, and Tower and Portsoken area should enhance
its the appearance and vibrancy of the area and will need to balance the
interests of the residents who live in the area, particularly regarding air and
noise pollution, with the increased cultural and commercial activities. With
development occurring, small pockets of land may be vacant for long
periods. Meanwhile uses for such land, including carefully designed
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greenspaces, can help improve local air quality and be utilised by the
local community, visitors and workers for leisure and sporting
opportunities. Policies OF3 (Temporary ‘Meanwhile’ Uses) and HL7
(Sport and recreation)support this approach.
7.5.10 Policy S20 19 will be implemented through the determination of planning
applications, the implementation of City Corporation strategies and public
realmprojects and working in partnership with a wide range of organisations.
7.5.11 Key partners include the London Borough of Tower Hamlets, which is working
with the City Corporation to rejuvenate Petticoat Lane Market; TfL, which
manages Aldgate Bus Station, Aldgate and Tower Hill Underground Stations
and Tower Gateway DLR Station; The Aldgate Connect, Partnership, which
represents businesses and other stakeholders and is seeking to establish
a cross-boundary Business Improvement District (BID), which will invest £4
million in projects in the area over the period to 2025; and HistoricRoyal
Palaces, which manages the Tower of London World Heritage Site.
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Figure 29 32: Aldgate, and Tower and Portsoken Key Area of Change
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7.6 City Cluster Key Area of Change
Context
7.6.1 The east of the City contains a cluster of tall buildings which form partof a
distinctive skyline and has the highest density of business activity in the
City. containing a cluster of tall buildings which form part of a distinctive
skyline. It contains a concentration comprises an agglomeration of
officesin banking and insurance use and increasingly a wider range of
technology, legal and business services. Protected views considerations allow
for the construction of tall buildings on appropriate sites in the Cluster area.
Recognisable and iconic tall buildings, including the Gherkin and the Leadenhall
Building, have been constructed over the past 15 years and a number of
significant tall buildings are under construction. There are fFurther tall buildings
that have been permitted but not yet commenced. Employment in the Cluster
could increase from approximately 115,000 today, to over 200,000 once all
current permissions are built out and occupied.
7.6.2 While increased remote working means that actual footfall may not risein
proportion to Pprojected employment growth, the planned intensification of
development in a relatively small geographic area is expected to will lead
to a significant increase in footfall on streets that are already crowded at peak
times. The City Cluster adjoins the Liverpool Street Key Area of Change
and the opening of the Elizabeth Line will bring increased pedestrian
movement into the Cluster, with Bishopsgate a key pedestrian route into
and through the area. This concentration of activity will require new
approaches to freight and servicing, including the use of physical and virtual
consolidation. To assist delivery of transformational projects in the Cluster,
the City Corporation will support the work of the Eastern City Cluster
Partnership in the process to become a Business Improvement District.
7.6.3 The Cluster is not only a significant employment and tall buildings location, it
contains a number of heritage assets, including Leadenhall Market which
provides a key retail use in the heart of the Cluster and a valuable contrast to
themodern development that surrounds it. The St Helen’s Place Conservation
Area contains the churchyards of St Helen and St Ethelburga, providing open
space and respite for workers. The Cluster also forms the focus of the annual
Sculpturein the City exhibition and attracts visitors to its contemporary and
historic architecture.
Strategic Policy S21: City Cluster
The City Cluster Key Area of Change will accommodate a significant growth in office
floorspace and employment, together with complementary land uses, transport,
public realm and security enhancements, by;
1. Increasing the provision of world class buildings that are sustainable and offer a
range of office floorspace accommodation to cater for the needs of varied office
occupiers;
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2. Delivering tall buildings on appropriate sites, including Regeneration on
Renewal Opportunity sSites. These should make a positive contribution to the
City’s skyline, conserving preserving heritage assets and settings, taking
account of the effect on the wider London skyline and on protected views;
3. Protecting the City’s businesses, workers, residents and visitors against crime
and terrorism by promoting the natural surveillance of streets, open spaces and
buildings and implementing area-wide security measures, funded in part through
s106 planning obligations;
4. Enhancing the streets, spaces and public realm to improve connectivity into and
through the Cluster, and prioritising pedestrian movement during the daytime in
key streets such as St Mary Axe, Leadenhall Street and Lime Street;
5. Delivering a high-quality public realm, maintaining the quality of the
microclimate and increasing urban greening;
6. Ensuring the provision of high-quality utilities and communications infrastructure
and efficient use of the subsurface through early engagement and joint working
between developers and utility providers;
7. Introducing new approaches to freight, construction logistics and servicing and
delivering improvements to public transport to ensure the City Cluster can
accommodate the planned level of growth; and
8. Improving access to retail, leisure, cultural, health and educational facilities and
services by encouraging a range of complementary land uses, ensuring active
frontages at ground level and supporting activities such as ‘Sculpture in the City’.
Reason for the policy
7.6.4 The City Cluster has been identified as the area within the City that is most
suitable for tall buildings on because of the opportunity sites which are less
constrained by view protection policies than elsewhere and relative lack of
constraints. The spatial extent of the Cluster and the Renewal Opportunity
Sites has been informed by technical work undertaken to develop the City’s 3D
digital modelling, which shows that there is scope for further tall buildings,
although not every site within the Cluster will be suitable. Market demand for
new office space in this area has remained high and a large proportion of the
office development pipeline is within the City Cluster. The resulting increase in
floorspace and employment will inevitably put more pressure on public
transport,streets, open spaces and services.
7.6.5 Office development within the City Cluster will be expected to deliver flexible
floorspace to meet the needs of a range of occupiers and ensure the City’s
stockis resilient and ready to respond to changes in the market. While all forms
of development should be of high-quality design, tall buildings by their nature
have an impact on the wider London skyline. and iIt is important that they
enhance the overall appearance of the Cluster on the skyline while also having
a successful relationship with the space around them at ground level and with
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particular regard to the Tower of London World Heritage Site. The
Regeneration Renewal Opportunity sSites have potential to accommodate an
uplift in floorspace in new tall buildings of an appropriate design and height. The
City Corporation will continue to use 3D modelling of the Cluster to better
understand opportunities for redevelopment.
7.6.7 The intensification of tall buildings development will have cumulative
environmental and transport impacts which need to be carefully managed.
Individual proposals for new tall buildings will need to take account of these
cumulative impacts, especially the need to maintain and enhance the provision
of pavement and public open space around the building, to ensure safe and
comfortable levels of wind, daylight and sunlight, solar glare and solar
convergence, and to implement efficient servicing and deliveries arrangements.
7.6.8 The City Corporation is working with businesses and stakeholders to address
the challenges facing the City Cluster. During the Plan period improvements to
key streets and spaces will create a better connected and moreinteresting
rewarding pedestrian experience. Proposals include timed or permanent
closures of certain streets to create a pedestrian priority core, wider pavements
and improved crossings, which would enable consequential public realm
improvements such as more greenery and space for cultural and seasonal
events. The Eastern City Cluster Area Enhancement Strategy City
Corporation’s City Cluster Vision provides further details about these
proposals, including an indication of potential design proposals.
7.6.9 Area-wide security measures will be implemented, including the Anti- Terrorism
Traffic Regulation Order, to reduce the risks associated with high- profile
buildings and increasingly crowded streets. Developers will be required to
contribute towards the design and implementation of area-wide security
through s106 planning obligations proportionate to the scale of the
development. Area- wide approaches to servicing and deliveries will also be
promoted, for instance the use of physical and/or virtual consolidation
measures.
7.6.10 Active frontages and complementary land uses will be encouraged to enhance
vibrancy and viability, extending to weekends to diversify the City, itseconomy
and community.
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Figure 30 33: City Cluster Key Area of Change
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7.7 Fleet Street and Ludgate Key Area of
Change
Context
7.7.1 The Fleet Street area is the former home of the press but has changed in
character as the newspaper and publishing industries moved away. The
westernextent of the area comprises the legal precincts of the Inner and Middle
Templesand adjoins the Royal Courts of Justice in the City of Westminster.
Fleet Street is a Principal Shopping Centre (PSC) with retail frontage along its
extent, although most units are small and cater principally for the lunchtime
market.
The street forms the spine of the Fleet Street Conservation Area and has
numerous listed buildings.
7.7.2 The St Paul’s Conservation Area extends up much of Ludgate Hill and
surrounding streets and frames the approach to the Cathedral. Protecting
and enhancing this heritage and views of St Paul’s Cathedral will be a key
consideration guiding future change. Fleet Street, Ludgate Circus and
LudgateHill form is part of the ancient processional route between through
the City from Westminster and the City of London, and provides providing
iconic views of St Paul’s Cathedral. Fleet Street, Ludgate Circus and Ludgate
Hill are is heavily trafficked, with narrow, often congested, footways but there is
a strong sense of place resulting from the spaces and the architecture.
7.7.3 Significant occupational change presents in major buildings is expected in
the short to medium term as existing occupiers relocate to other
buildings. There is an opportunity to promote regeneration renewal of the
area through appropriate development or refurbishment of key buildings and to
improve providing links both north and south of Fleet Street to Holborn and
the River Thames. The City Corporation, in partnership with the Ministry of
Justice, is developing proposals for a new court building and police facilities in
the area which will complement the legal cluster and stimulate further
investmentin this area.
7.7.4 Junction improvements at Ludgate Circus will deliver a safer pedestrian
and cycling environment. Recent major development on Ludgate Hill,
together with new hotel provision, has enhanced the retailoffer and the
quality of commercial and visitor accommodation.
Strategic Policy S22: Fleet Street and Ludgate
The character and function of the Fleet Street and Ludgate Key Area of Change as
acentre for judicial and related business, a key royal and state processional route
and a Principal Shopping Centre (PSC) will be promoted by:
1. Protecting and enhancing the character and appearance of the royal
andstate processional route including views of St. Paul’s Cathedral
from theroute.
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Developing ment of new court facilities and City of London Police station, having
regard to the impact of the development on the Fleet Street Conservation Area
and heritage assets and the need to ensure security of the buildings for
court and police use. associated security considerations on:
the need to protect and enhance the Fleet Street Conservation Area
and heritage assets;
the need to retain retail provision within the Fleet Street Principal
Shopping Centre;
the need to ensure security of buildings for police and court use.
Continuinged to protection of existing office use in the area, whilst encouraging
office-led redevelopments with a mix of complementary retail, leisure and
cultural uses which enhance the area’s rich heritage and culture.
the provision of Providing flexible spaces and complementary uses in
appropriate locations.
Directing further residential development to appropriate sites off principal streets
to reinforce the existing residential clusters, ensuring a high quality of residential
amenity.
Retaining retail provision within the Fleet Street PSC and Retail Link and
Eencouraging extension of retail, leisure and cultural activity within the
Principal Shopping Centre into the evening and weekends, whilst retaining a
focus on comparison and convenience shopping in the PSC.A1 uses.
Enhancing the public realm and open spaces by:
•

improving and increasing the capacity and accessibility of
pavementsalong Fleet Street and Ludgate Hill and junction
improvements at Ludgate Circus;

•

enhancing the courts and alleyways that lead off Fleet Street and
LudgateHill and churchyards that are located in the area;

•

enhancing the immediate setting of St. Paul’s Cathedral
through highquality development and public realm
enhancements; and

•

delivering additional greening on streets and open spaces and
encouragingthe greening of buildings, where this is compatible with
heritage considerations.

Reason for the policy
7.7.5 Fleet Street is an iconic location with a name synonymous with the UK
newspaper and publishing industry. However, the newspapers that occupied
Fleet Street have moved out to be replaced with commercial office occupiers.
The area is an established legal cluster in the City, focused on the Temples
inthe City and the Royal Courts of Justice within the City of Westminster. The
area is identified in the London Plan as a CAZ Legal Cluster.
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7.7.6 The City Corporation in partnership with the Ministry of Justice has proposeda
new flagship court facility for London to tackle cybercrime, fraud and economic
crime. The proposed new court and police station will need to be consistent with
the requirement to protect and enhance heritage assets in the Fleet Street
Conservation Aarea and the protection of retail uses within the Fleet Street
PSC, whilst addressing the need for security and secure access.
7.7.7 The Fleet Street area has a strong cultural offer with attractions ranging fromDr
Johnson’s House to the St Bride’s Institute, the Bridewell Theatre and the
historic churches of St Brides, St Dunstan’s in the West and Temple Church.
These attractions help draw visitors to the area, which support the PSC.
7.7.8 Ludgate Circus is a major junction between Fleet Street, Ludgate Hill
and Farringdon Street. The western side lies within the Fleet Street PSC,
whilst the eastern side is within an identified Retail Link. Ludgate Hill
forms the principal approach to St Paul’s Cathedral and a key element of
the royal and state processional route. Major commercial development
atOld Bailey has enhanced the office and retail offer on this street and
further hotel development could support the City’s growing visitor
economy.
7.7.9 The Fleet Street area Key Area of Change contains a mix of large modern
office developments and smaller scale historic buildings on small plots more
suitable for SME use. Over the short to medium term, several major office
occupiers are expected to relocate to other sites in the City. Several major
occupiers have vacated office buildings on Fleet Street in recent years,
providing opportunities for beneficial change though Tthe City-wide
presumption in favour of protecting office uses will continue to apply and the
area’s commercial office focus will remain. , but hHeritage and views
constraints may limit opportunities for redevelopment of larger sites
significant increases in floorspace.
7.7.10 Consequently, tThere may be potential for partnership working between
occupiers in the area to deliver improvements and for more flexible use of
some buildings whilst retaining a predominance of commercial uses, allowing
uses which complement the City’s business focus. To assist with the
development of a coherent vision for the area, the City Corporation will
support the work of the Fleet Street Quarter Partnership in the process to
become a Business Improvement District. The Partnership is keen to
explore ways in which Fleet Street can act as a vibrant spine for the area,
while improving its links with other parts of the City including the area up
to High Holborn and access to the riverside.
7.7.11 The area contains an existing residential cluster to the north of Fleet Street,
with a number of upper floors of buildings on Fleet Street itself converted to
residential in recent years. South of Ludgate Hill is the established
residential area of Carter Lane. However, Fleet Street, Ludgate Hill and
Carter Lane suffers from noise from commercial and retail activities, while
traffic contributes to and poor air quality along parts of Fleet Street and
Ludgate Hill. To ensure a high quality of residential amenity, new residential
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development in this area will be directed to sites away from principal streets,
where so that the potential for noise disturbance and exposure to poor air
quality can be minimised.
7.7.12 The PSC is an important aspect of Fleet Street that provides vibrancy along its
length. To strengthen the PSC, it should continue to focus on comparison and
convenience shopping A1 uses, but also look to extend its retail offer intothe
evenings and weekends. The Retail Link on Ludgate Hill provides a key
route between the Fleet Street and Cheapside PSCs and further
development for retail and town centre uses is appropriate along this
route.
7.7.13 Fleet Street The key streets within the area offers a poor public realm, asit is
being heavily trafficked and has with narrow footways that are congested
particularly during peak hours and lunch times. There is limited greenery along
Fleet Street, Ludgate Circus and Ludgate Hill. Additional planting will need
to consider the impact on the established character of the area and on key
views of St Paul’s Cathedral along the processional route. There is scope
toenhance the public realm and achieve a better balance between motor
vehicles and pedestrians, including through the widening of pavements.
Improvements to the public realm will deliver benefits to the area as well as
improve air quality and provide more quiet areas in the network of courts and
alleyways behind Fleet Street and Ludgate Hill. St Bride’s Churchyard is one of
the largest public spaces in the Fleet Street area and has significant potential for
enhancement. Other parts of the area where the public realm and street
environment offer scope for improvement include Carter Lane and the
Whitefriars area to the south of Fleetbank House.
7.7.14 The Key Area of Change extends up to St Paul’s Cathedral, an
internationally recognised landmark on the London skyline which is sited
at one of the highest points in the City and was London’s tallest building
between the early eighteenth century and the 1960s. The local setting of
StPaul’s remains relatively low-rise, allowing the scale and significance of
the building to be appreciated and preserving its status as the defining
focal point of the processional route and a key element of the area’s
character. While the approach to St Paul’s from Fleet Street and Ludgate
Hill is of historic importance, the setting of the Cathedral and the visitor
experience is diminished by heavy traffic and associated highways
clutter.There is potential for significant townscape enhancements and decluttering along the processional route and for further public realm and
transportation improvements in the immediate vicinity of the Cathedral to
enhance the setting of this iconic building.
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Figure 31 34: Fleet Street and Ludgate Key Area of Change
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7.8 Smithfield and Barbican Key Area of
Change
Context
7.8.1 The Smithfield and Barbican Key Area of Change is a vibrant, mixed use
area that contains:
•

tThe highest concentration of residential units in the City, including the
Barbican and Golden Lane estates (39%) and Smithfield (principally Barts
Square);

•

aA cultural quarter, known as Culture Mile, focused on the Barbican and
Museum of London, which is recognised in the London Plan as a strategic
cultural area;

•

St. Bartholomew’s Hospital, which is a regional hospital and specialist
cardiac and cancer centre.

•

Smithfield Market, a major London’s major wholesale meat market.

•

A mixed office stock and occupier profile, ranging from large
corporate headquarters to buildings suitable for SMEs, creative
enterprises and start-ups.

•

Many heritage assets of national significance including listed buildings of
diverse periods, conservation areas, scheduled ancient monuments and
historic parks, gardens and spaces which enhance its special character.

7.8.2 This part of the City will undergo significant change and development over the
life of the Local Plan with the delivery of the Culture Mile initiative, includingthe
proposed relocation of the Museum of London to Smithfield and the potential
redevelopment of a new Centre for Music on the site of the existing Museum
of London (subject to further investigation).
7.8.3 It is possible that Smithfield Meat Market will may move from its current
location in this period and alternative uses will would then need to be found
forthe historic market buildings. Policy S25 supports the continued
presence ofSmithfield Market in the area in the short to medium term,
while providing broad guidance on potential future uses if the Market
moves during the Plan period.
7.8.4 In 2019, The opening of the Elizabeth Line, with a station entrance at Lindsey
Street and another on Moorgate, will significantly increaseing publictransport
provision to the area and resulting in increased pedestrian flows toand from
these stations, Culture Mile and the rest of the City.
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Strategic Policy S23: Smithfield and Barbican Key Area of Change
The City Corporation will improve the Smithfield and Barbican area by:
•

implementing the Culture Mile initiative, including encouraging culture-led
mixed-use development and complementary uses and delivering art and
cultural attractions and public realm improvements through the Culture Mile
Look and Feel Strategy;.

•

ensuring the retention and improvement of pedestrian permeability and
connectivity through large sites such as Smithfield Market, Golden Lane and
Barbican whilst preserving seeking to preserve privacy, security and noise
abatement for residents and businesses;

•

ensuring future alternative uses appropriate to the listed status of the
market buildings in Smithfield if the existing uses are relocated;

•

supporting and enabling residential development in appropriate locations;

•

identifying and meeting residents’ needs in the north of the City, including the
protection and enhancement of residential amenity, community facilities and
open space;

•

making improvements to Beech Street to reduce the volume of vehicle traffic,
improve air quality and increase amenity and vitality;

•

seeking to minimise pollution levels through traffic management measures and
increased green infrastructure in the public realm and on buildings;

•

requiring improvements to pedestrian and cycle routes, including for disabled
people, for all within and through the north of the City; and

•

supporting continued connections to the Citigen district combined cooling,
heating and power (CCHP) cooling network and ensuring that, where feasible,
all new development is designed to enable connection to the CCHP Citigen
network;. and

•

enhancing the special character of the area through sensitive change.

Reason for the policy
7.8.5 The Smithfield and Barbican area contains a very diverse range of uses,
including commercial offices, retail, market, cultural, hospital and residential,
which attract large numbers of people to the area. During the life of this Plan,
the proposed relocation of the Museum of London from its current site on
London Wall to Smithfield, would release its current site for potential
redevelopment of a Centre for Music on the Museum of London’s current
site, possible relocation of Smithfield Market and implementation of a
range of cultural and artistic activities and buildings through Culture
Mile,.The City Corporation has taken a decision in principle, subject to
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feasibility and consultation, to co-locate its 3 wholesale markets to a new
location which could release the existing Smithfield Market buildings for
alternative use. The Culture Mile initiative will see a range of cultural and
artistic activities implemented throughout the area. Together these
changes will see attract a substantial increase in visitors numbers to this part
of the City and enhance the area’s attractiveness for businesses, residents and
visitors. The opening of the Elizabeth Line in 2019, linking to national rail and
tube lines, will make this area one of the most accessible locations by public
transport in the country, again resulting in increased pedestrian flows
helping deliver the expected increase in visitors.
7.8.6 Delivery of Tthis policy will enable the maintenance and improvement of
the public realm be supported by implementation of public realm
enhancement and transportation schemes and greater activation of
streets, providing improved amenity, design and movement, for the benefit of
workers, residents and visitors, to maintain a pleasant environment and
manage the large volumes of people and activities. The design of new
buildings and spaces should provide greater pedestrian permeability,
ensuring that the area is able to accommodate and manage increased
volumes of people and activities. Due to the high level of residential use
inthis area and the hospital, improving A particular concern in this area is
the need to improve air quality is important to protect the health of the large
residents population and hospital patients. The City Corporation’s
Transport Strategy proposes to introduce a local Zero Emission Zone
covering Barbican and Golden Lane by 2022. An interim 2-way Zero
Emission Street is being implemented at Beech Street in 2020 under an
Experimental Traffic Order.
7.8.7 The Citigen plant located immediately north of the City on Charterhouse
Street in Islington, is providing heating and cooling to buildings within
the City. Subject to future progress on decarbonisation, Citigen offers
the potential of low carbon heating and cooling to buildingsin this part of
the City and new development should, where feasible, be designed to
enable connection to the network.

Culture Mile
7.8.8 Culture Mile is a unique collection of arts, cultural and educational
organisations and creative enterprises in the north of the City which has been
created through a partnership of the City of London Corporation, the Barbican
Arts Centre, Guildhall School of Music and Drama, the London Symphony
Orchestra and the Museum of London. Culture Mile runs from Farringdon to
Moorgate on the east-west axis and from St Luke’s London Symphony
Orchestra Centre the Golden Lane estate to St Paul’s Cathedral south of
London Wall on its north-south axis. The Culture Mile area has been
identifiedas a Strategic Cultural Area in the London Plan.
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Strategic Policy S24: Culture Mile Implementation
The City Corporation will promote and protect Culture Mile as the City’s main cultural
centre and world class cultural destination, by encouraging and supporting:
•

the proposed relocation of the Museum of London to Smithfield;

•

the potential redevelopment of a new Centre for Music on the current site of
the Museum of London on London Wall;

•

shared working with the London Borough of Islington to ensure the change and
development around Culture Mile benefits local communities through improved
access to and experience of cultural enrichment, education, skills and
employment opportunities;

•

provision of cultural facilities and uses within buildings and the public realm,
where appropriate, and where the amenity of surrounding uses is not
significantly compromised;

•

supporting the provision of additional retail, hotel and leisure uses in
appropriate locations, where they are complementary to the City’s business
role;

•

encouraging a diverse leisure, retail, food and beverage offer, particularly
along the Culture Spine key route;

•

encouraging the provision of spaces and premises suitable for start-ups, digital
and creative industries, and cultural organisations and artists;

•

strengthening of routes, way finding, lighting and signage throughout the area
and the links with the rest of the City in a co-ordinated manner; and

•

public realm improvements to address increased pedestrian flows and visitor
numbers to, from and within Culture Mile and which to provide a specific
relevant identity for Culture Mile; and

•

safeguarding cultural uses such as churches and museums.

Reason for the policy
7.8.9 Culture Mile has been identified to guide cultural and creative activity within this
part of the City, including potential development in the area during the life ofthe
Plan. It will build on recognises and promotes the wealth of the City’s
cultural attractions to a wider audience. The opening of Elizabeth Line stations
will stimulate further change in contribute to the development of the area.
7.8.10 An important element of the emerging proposals for Culture Mile is the
identification of movement spines, including a key east-west route from the
proposed Museum of London site, along Long Lane and Beech Street.
Significant improvements to the public realm and traffic reduction measures,
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particularly along Beech Street, will be progressed to support increased
pedestrian flows and the provision of cultural activity on street. Public realm
improvements will be sought as development opportunities arise. Expansion of
the area’s cultural offer, including within established institutions, will
require the provision of appropriate transport infrastructure into and
through the area.
7.8.11 To deliver its ambitions for Culture Mile, the City Corporation is aiming to
create a distinctive look and feel to unify for the area, which allows for the
provision of art installations and activity in the public realm and addresses
therequirements for advertising and event promotion. Further planning
guidance will be provided.
7.8.12 The City Corporation and partners have commissioned research to
consider published research that highlights the contribution made by
creative industries in and around Culture Mile to the City’s economy and the
potential for growth of this sector as part of the Culture Mile initiative. The
research identified the significant social and economic value that can be
derived from the growth of creative enterprises and made four key
recommendations which are addressed in part through this policy:
•
•

•
•

Create a strong sense of place;
Secure the area’s distinctive ecology, including
encouraging investment in the creative sector, developing
new creative workspaces and protecting and encouraging
formal and informalperformance space;
Attract talent, create new jobs and support social mobility; and
Drive inward investment.

Policy SB1: Culture Mile Impacts
The City Corporation will protect the amenity of residents, workers and occupiers,
the integrity of historic and listed buildings and structures, and the flow of
traffic and access to premises for service vehicles affected by Culture Mile and
conserve and enhance the character of designated and non-designated
heritage assets by:
•

considering the impact of noise-generating uses, particularly night-time activities
on residents and business occupiers when granting planning permissions;

•

requiring the installation of noise mitigation measures in developments and
spaces to minimise the potential for disruption and anti-social behaviour
where appropriate;

•

managing the highway network to minimise traffic disturbance and to
maintain access to existing premises for essential servicing;
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•

requiring development and cultural activities to preserve and enhance the
existing historic integrity of historic buildings and their settings, historic
structures and spaces and conservation areas;

•

allowing suitable architectural lighting of buildings and spaces, consistent with
their architectural, cultural and heritage status, the amenity of occupiers and
the requirements of Culture Mile; and

•

ensuring public realm and open space improvements, and temporary and popup stalls and events do not impede the efficient flow of people and essential
vehicles or detrimentally impact on the conservation area.

Reason for the policy
7.8.13 Culture Mile will be a vibrant place with large numbers of people and
significant activity during the day and night into the evening. This level of
activity will impact on residents and workers as well as the movement of
peopleand traffic and therefore a range of mitigation measures need to be
consideredalongside project implementation.
7.8.14 The London Borough of Islington has designated the Clerkenwell and
Farringdon area as a Cultural Quarter, where development of cultural and
creative uses should be focused. It also proposes introducing a new
LocalShopping Area extending from Farringdon Station to Smithfield
Market along Cowcross Street, which will support development of retail
and food,drink and entertainment uses. While these initiatives will
complement the Culture Mile, cross-boundary impacts may arise from
cultural and night- time economy uses on either side of the boundary
between the City and Islington. Proposals for such uses in Culture Mile
will be expected to mitigate any cross-boundary impacts as well as any
impacts on City residents and businesses.
7.8.15 Policy S9 (Vehicular Transport and Servicing) addresses disturbance
from vehicle movements as well as disruption to servicing arrangements.
Policies HL3 (Noise and Light Pollution) and CV4 (Evening and NightTimeEconomy) outline measures to help protect residents from noise
and lightdisturbance and the night-time economy. Further guidance is
provided in the City Corporation’s Noise Strategy, Lighting Strategy and
Statement of Licencing Policy.

Smithfield
7.8.16 The Smithfield area has over centuries developed a distinctive mixed-use
character and townscape and contains the designated Smithfield Conservation
Area and numerous important listed buildings. It is characterised by the
wholesale Smithfield Meat Market, the General Market and St Bartholomew’s
Hospital complex. The hospital is a leading internationally renowned teaching
hospital and centre for excellence which includes specialist cardiac and heart
centres. The Smithfield area also supports a range of other land uses,
includingresidential, offices, retail, leisure, churches and night-time
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entertainment. The Smithfield market buildings are an important historic
asset that will be enhanced by the Museum of London moving into the
General Market building on Farringdon Street. There is also a possibility
that The City Corporation has taken a decision in principle to co-locate
its three wholesale markets on a single site and it is possible that
Smithfield Meat Market will relocate to a this consolidated new wholesale
market site along with Billingsgate and New Spitalfields Markets during the
Plan period. Partof the Culture Mile area, Smithfield is home to a significant
number of culturalorganisations and creative enterprises with links to
Camden and Islington.

Strategic Policy S25: Smithfield
The City Corporation will protect and enhance the distinctive mixed-use and historic
character of Smithfield by:
•

supporting the continued presence of St. Bartholomew’s Hospital;

•

supporting the continued presence of Smithfield Meat Market in the short to
medium term and ensuring that any future re-use of the market buildings
maintains and enhances their heritage value;

•

encouraging the future sensitive re-use of the Smithfield Market buildings,
should the market relocate, requiring a world class design solution which
delivers a mix of uses appropriate to its sensitive heritage character;

•

supporting the proposed relocation of the Museum of London to
Smithfield;

•

further enhancing the distinctive character of the Smithfield area by retaining
existing buildings, and encouraging appropriate new development, suitable for
accommodating a mix of uses;

•

recognising managing the particular challenges which will result from the 24hour late evening, 7 day a week character of the area;

•

ensuring new activities and developments contribute to a reduction in freight
and vehicular movements, whilst do not adversely affect traffic movement,
impacting the operation of businesses and amenity of residents; and

•

providing for, and supporting, improved pedestrian permeability and the
creation of new and enhanced public realm enhancements across the area
to accommodate cultural activity and increased pedestrian flows arising from
the Elizabeth Line and the Museum of London relocation potential new
uses in the existing market buildings.
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Reason for the policy
7.8.17 The proposed relocation of the Museum of London to Smithfield, the
opening of the Elizabeth Line in 2019 and development of Culture Mile
activities, will result in a significant increase in pedestrian and visitor
numberswhich will place further pressure on the public realm. Improvements
to the public realm will be required to ensure that increased movement can
be accommodated. At the same time, it is important that new activities do not
adversely affect the amenity of existing business and residents, the
continuedoperation of St Bartholomew’s Hospital or impact on the area’s
historic significance and mixed-use character.
7.8.18 The City Corporation has carried out a strategic review of its 3 wholesale
markets, Smithfield, Billingsgate and New Spitalfields. A decision has been
taken in principle, subject to feasibility and consultation, to consolidate colocate the wholesale markets onto a single site. Consultants were
appointedin July 2018 to manage the process of identifying a suitable
site. As a result, it is possible that Smithfield Meat Market will may move
from its current location in the City at some time in the latter part of the Plan
period. The LocalPlan therefore continues to protect the existing location
and operation of the Market in its current location Smithfield, but also
makes provision for possible future movement of the Market and
provides guidance on requiring future potential uses of the market buildings
which to enhance theirhistoric interest maintain the historic character
of the existing Grade II* and Grade II listed market buildings. Future
uses should ensure the legacy of these buildings through world class
design and innovation which supports the growing evening and
weekend economy, complements the City Corporation’s aspirations for
Culture Mile and is fully inclusive whilst protecting local amenity. If the
decision in principle to co-locate the wholesale markets on a new site
is confirmed, then a planning brief or Masterplan Supplementary
Planning Document will be prepared setting out further guidance on
potential future uses for the Smithfield Market buildings.
The existing public car park at Smithfield Rotunda is likely to become amore
intensively used facility in future having regard to the Culture Mile proposals
and the anticipated increase in complementary retail and leisure uses.

230

Figure 32 35: Smithfield and Barbican Key Area of Change
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7.9 Liverpool Street Key Area of Change
Context
7.9.1 The Liverpool Street area stretches from the City boundary border with
Shoreditch to in the north east, to the Barbican and Culture Mile Finsbury
Circus to in the west and the City Cluster to the south. It provides a key
routefrom Liverpool Street Station to the Barbican and Culture Mile. It is
an areathat will experience extensive change with the opening of the Elizabeth
Line in 2019 and the completion of significant new office floorspace and retail
and leisure facilities which are currently under construction or progressing
through the planning process.
7.9.2 Liverpool Street is the gateway to the City for the East Anglia – as well as
being a multi-line tube station. The Elizabeth Line will provide fast, easy access
from the west including from the West End, Heathrow and beyond, linked to
Moorgate station which already serves stations to the north of London. The
increase in passengers and pedestrians in this area facilitated by the Elizabeth
Line brings challenges and opportunities: challenges in terms of additional
people on already heavily used streets; opportunities in terms of increased
accessibility for businesses and greater demand for the growing retail and
leisure sector.
7.9.3 The area provides as is a gateway to ‘Tech City’ focussed on Old Street,
Shoreditch and Spitalfields, and there are further opportunities to develop techrelated activity in the City and its fringes. Facilitating office space suitable for
such businesses - affordable, collaborative, and available for short periods of
time – will enhance the local business office eco-system and strengthen the
City’s reputation as a centre for incubators, start-ups and the tech industry
and Fintech sectors. Links could be further developed between the creativity
ofthe Culture Mile and Tech City, enhancing the creative eco-system.
Strategic Policy S26: Liverpool Street
The City Corporation will enhance the Moorgate-Liverpool Street area to take
advantage of the opportunities presented by good public transport accessibility,
the opening of the Elizabeth Line and restoration of Finsbury Circus, and the
redevelopment and refurbishment of the Broadgate Estate by:
•

accommodating the increased footfall by maintaining and enhancing walking
routes within, to and from the area, including routes to the City Cluster,
and improving wayfinding and by maintaining and enhancing links to the
Highwalk network;

•

providing active frontages and clear signposting that reflects the area’s
position as a gateway to the Culture Mile;
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•

encouraging the development of flexible and collaborative office space
to meetthe needs of potential start-ups, businesses growth and the
development of the tech and fintech eco-system. Collaboration
between creative industriesin Culture Mile and emerging tech
industries will be promoted;

•

facilitating linkages between business, the creative sector and
educationalinstitutions;

•

supporting additional retail provision in the Moorgate/Liverpool Street
PrincipalShopping Centre and encouraging the extension of retail and
leisure activities into the evenings and weekends, while managing the
potential impacts associated with the night-time economy;

•

enhancing the environment of public realm and walking, and routes
to, Petticoat Lane Market, working in partnership with the London
Borough ofTower Hamlets, and the links to Whitecross Street and
Spitalfields markets; and

•

delivering a high-quality public realm with additional publicly
accessibleopen space and increased greenery;

•

supporting improvements to the accessibility and capacity of
Liverpool Street Station, including enhancing step free access and
improving entrypoints; and

•

improving the safety and capacity of pedestrian routes around
Moorgate andLiverpool Street Elizabeth Line stations, and between
the stations and key destinations, including Culture Mile, Tech City
and the City Cluster.

Reason for the policy
7.9.4 The Liverpool Street area is undergoing significant transformation through
redevelopment and refurbishment of the Broadgate Estate, provision of more
retail floorspace and improvements in and surrounding streets, the opening
of the Elizabeth Line in 2019, and significant intensification in the City Cluster to
the south. These changes are bringing greater footfall, greater vibrancy and
activity seven days a week, thereby enhancing the desirability of the area as a
business, retail and leisure destination. The Moorgate/Liverpool Street Principal
Shopping Centre has potential to accommodate significant growth of retail
provision during the Plan period. The Broadgate Estate is currently developing
amore ‘outward looking’ character and this is expected to continue, alongside
further improvements to permeability.
7.9.5 Where suitable funding is available, the City Corporation will support such
change through delivery of world class public realm and improvement to
streets and pedestrian routes, including additional pedestrian priority and
new pedestrian routes to maximise permeability, where appropriate. The
draft Transport Strategy indicates that the area around Moorgate and Liverpool
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Street stations will be prioritised for improvements, together with the routes
between these stations and key destinations such as Culture Mile and the City
Cluster. Where feasible, additional urban greening and the creation of
green urban spaces will be encouraged.
7.9.6 The City Corporation will work with relevant partners such as TfL,
Network Rail and train operators to promote improvements to the
accessibility and facilities of Liverpool Street Station. This may
includeenhancing step free access, improving entry points and
reviewing bus interchange, together with any potential future
improvements to operational capacity at the station.
7.9.7 Alongside these changes, encouragement will be given to the provision of
space suitable for incubators, start-ups, technology-based companies and
creative industries, including the provision of flexible accommodation
suitable forthese sectors and growing businesses. This will reinforce
established links between the area and the Old
Street/Shoreditch/Spitalfields ‘Tech City’ and will exploit the opportunities
presented by Culture Mile to enhance the creative ecology of this part of the
City. Collaboration will be encouraged between creative industries in
Culture Mile and emerging tech industries.
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Figure 33 36: Liverpool Street Key Area of Change
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8. Implementation
8.1 Planning Contributions
Context
Community Infrastructure Levy (CIL)
8.1.1 The 2008 Planning Act and Community Infrastructure Levy Regulations 2010 (as
amended) set out the legislative and regulatory basis for the CIL. Theyprovide for
the setting and collection of a statutory charge levied on development, intended to
address the infrastructure needs arising out of the implementation of the Local Plan.
CIL is the primary mechanism for seeking contributions from developers towards the
provision of new infrastructure.
Infrastructure is defined broadly in the Act to include transport, flood defences,
schools and other educational facilities, medical facilities, sporting and
recreational facilities and open spaces.

Planning Obligations
8.1.2 CIL Regulations indicate that planning obligations may only constitute areason
for granting permission if the planning obligation is:
•

necessary to make the development acceptable in planning terms;

•

directly related to the development; and

•

fairly and reasonably related in scale and kind to the development.

8.1.3 Planning obligations are legal agreements linked to planning permissions that
regulate the way a development is undertaken, and they are used where it is not
possible to regulate the permission by means of a condition. They may be in the
form of in-kind benefits or a financial contribution and may be used to prescribe the
nature of a development, compensate for loss or damage created by a development,
or mitigate the impacts associated with the development. Thelevel of any obligation
is subject to consideration of its impact on the viability of the development proposed.
Strategic Policy S27: Planning Contributions
The City Corporation will seek appropriate contributions from developers to manage
and mitigate the impact of development:
1. Requiring contributions through the Community Infrastructure Levy to:
• assist in the delivery of the infrastructure necessary to support
implementation of the Local Plan and the City’s Transport Strategy; and
• contribute towards the costs of Crossrail, or other strategic
infrastructure, in accordance with the provisions of the Mayor of
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London Community Infrastructure Levy 2.
2. Requiring s106 planning obligations, having regard to the impact of the obligation
on the viability of development, for:
•

site specific mitigation meeting statutory tests;

•

affordable housing;

•

training, skills and job brokerage;

•

carbon offsetting;

•

local procurement in the City and neighbouring boroughs; and

•

measures to enhance area-wide security, where appropriate.

3. Requiring qualifying development to make an additional contribution to
meeting the costs of Crossrail or other strategic infrastructure in
accordance with the provisions of the London Plan.
4. Use of the Vacant Building Credit is not considered to be appropriate in the City
of London.
Reason for the policy
8.1.4 The compact nature of the City and the intensification of development and
employment place demands on the City’s services, infrastructure and
environment. The City Corporation utilises the Community Infrastructure Levy(CIL)
to help local infrastructure keep pace with the demands of development and
attaches planning conditions and negotiates planning obligations (also known as
S106 agreements) with developers, to ensure proposals are acceptable.
How the policy works
8.1.5 The City Corporation has adopted a CIL Charging Schedule and a Regulation
123 List which sets will prepare an Infrastructure Funding Statement setting
out the types of infrastructure or infrastructure projects thatmay be funded in part
or in whole by CIL.
8.1.6 In line with legislative and regulatory requirements, and the provisions of theCity
Corporation’s CIL, planning obligations in the City will be sought for site specific
mitigation, including contributions towards area-wide security measuresin the City
Cluster, in line with the policies set out in this Plan. Planning obligations will also
be negotiated to deliver affordable housing, the provision of training and skills
programmes and carbon offsetting. Specific requirements are set out in other
policies within this Plan, particularly Policies S1, S3 and DE1.
Planning obligations in the City are sought principally from commercial
development, but other forms of development will also be expected to make
contributions, where appropriate. Affordable housing will be required on-site on
qualifying residential developments, but exceptionally financial contributions will
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be sought. Financial contributions towards affordable housing will be sought
from commercial development.
8.1.7 Where required, the City Corporation will also seek, via s106 planning obligations,
to negotiate Section 278 Agreements with developers to ensure that highway
works necessary to make a development acceptable in principleare funded by the
developer and implemented by the highway authority.
8.1.8 Further detail on required planning obligations is set out in the Planning
Obligations Supplementary Planning Document and in the s106 Standard
Template which is published on the City Corporation’s website.
8.1.9 The Vacant Building Credit is set out in national planning policy and is intended to
provide an incentive to bring forward brownfield sites for development. The high
cost of land in the City of London, together with highlevels of demand for
commercial and residential development, mean that additional incentives are not
required to encourage brownfield sites to comeforward for development. The use
of Vacant Building Credit is therefore not considered to be appropriate within the
City of London.

Crossrail
8.1.10 The Mayor of London Community Infrastructure Levy 2 (CIL2) was
implemented from 1 April 2019. It requires development across London to
make a contribution towards the funding of Crossrail 1 and Crossrail 2.
The Mayor’s CIL2 sets a charging rate for all development in London, with
a higher charging rate for office, retail and hotel development in Central
London, including in the City of London. The Mayor’s CIL2 is payable in
addition to the City of London CIL.
The London Plan requires development to make a financial contribution towards
the construction cost of Crossrail, through both s106planning obligations and
the Mayoral CIL. Planning obligations contributions will be required from office,
hotel and retail development andCIL contributions from all qualifying
development in the City.
The Mayor has proposed that the Crossrail CIL and s106 contributionswill be
replaced by a new Mayoral Community Infrastructure Levy 2, whichwill
contribute towards the cost of delivering the Crossrail 2 railway, or other
strategic infrastructure if Crossrail 2 does not progress. If agreed, this new
MCIL2 will apply a standard CIL rate across the City for all qualifying
development, with higher rates of CIL due for office, hotel and retail
development in the City.
Policy PC1: Viability Appraisals Assessments
1. Development proposals must take full account of the policy requirements set out
in this Plan and the London Plan, including financial and other requirements
under the Mayoral and City of London Community Infrastructure Levy and s106
planning obligations.
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2. Exceptionally, even where policy requirements have been fully taken into
account, applicants may consider that these requirements cannot be delivered in
full without adversely affecting the overall viability of a development. In these
circumstances, Pproposals which are not compliant with policy
requirements will normally be refused. However, where applicants wish to
make a case that non-compliant proposals should be permitted, this must
be supported by a scheme specific viability assessment.
3. The viability assessment must be prepared in accordance with the standard
methodology set out in national planning practice guidance. The price paid for a
site and/or building will not be a relevant justification for not meeting
Development Plan requirements.
4. Viability assessments will be made available on the Planning Register reflecting
the expectation that these should be publicly available. If the applicant considers
that the assessment in part or whole should be redacted for reasons of
confidentiality, there will be an opportunity for the applicant to make the case. If
an assessment is redacted, an executive summary will be made public.
5. The City Corporation will seek independent verification of submitted viability
appraisals assessments, with the cost of verification being met by the applicant.
6. Where it is agreed that a development cannot viably deliver all required planning
obligations at the date of permission, but that there are nevertheless other policy
considerations which justify the approval of planning permission, the City
Corporation will normally require a review of the viability information at a later
stage of the development, or upon occupation.
Reason for the policy
8.1.11 Delivery of the Local Plan and the London Plan requires developers to make
contributions towards infrastructure and affordable housing provision through theCIL
and s106 planning obligations. Developers must take into account the full cost of
meeting development plan requirements when purchasing sites or buildings and in
the design of schemes. A whole plan viability assessment has been undertaken
in the preparation of this Plan demonstrating that as at March 2020
implementation of the policies should not adversely impact on the viability of
development in the City of London. Exceptionally, there may be circumstances
where a developer considers that meeting development plan requirements in full
cannot be delivered without adversely impacting on the viability of a development. In
such circumstances, the City Corporation will require a site-specific viability
appraisal assessment to be submitted in support of the proposed lower level of
contributions.
How the policy works
8.1.12 Where viability appraisals assessments are submitted in support of planning
applications, these must be prepared in accordance with the Government’s
recommended approach to viability appraisals assessments setout in national
Planning Practice Guidance. In particular, appraisals
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assessments must demonstrate that the values assumed for sites and/or
buildings fully reflect the planning policy requirements set out in the Local Plan
and the London Plan. The actual price paid for land will not be a relevant
justification for failing to meet the policies in the development plan.
8.1.13 The City Corporation will assess review viability appraisals assessmentsagainst
the requirements in the Local Plan and London Plan and, where necessary, will
seek independent verification of submitted appraisals assessments from suitably
qualified consultants who have experience of the development market in central
London. Assessment Verification of viability appraisals assessments will
consider whether appropriate costs, values and risk rates have been utilised which
reflect the ambitions of this Plan. The City Corporation will expect the applicant to
meet the full cost of this independent verification.
8.1.14 The City Corporation will make all viability appraisals assessments submitted,
together with any verification reports, available publicly via the Planning Register on
the City Corporation’s website. If a developer considers that the viability appraisal
assessment should remain confidential in whole or inpart, they should provide
justification to the City Corporation outlining the potential harm that could occur from
making the relevant information public. The City Corporation will consider whether
the public interest in maintaining confidentiality outweighs the public interest in
making the viability appraisal assessment public. Where the City Corporation
considers that an appraisal assessment should remain confidential in whole, or in
part, it will keep the justification under review, including taking account of whether
information shouldremain confidential with the passage of time from initial
submission.
8.1.15 Where the City Corporation agrees that a development cannot meet the full policy
requirements for CIL and s106 planning obligations at the date of commencement,
but that there are other policy considerations which would nevertheless justify
approval of the scheme despite this non-compliance, the Corporation will normally
require that a review mechanism be included within any s106 planning obligation,
with a review of the viability information required ata later stage in the development,
or upon occupation. In determining the appropriate mechanism, the City Corporation
will have regard to national Planning Practice Guidance, the London Plan and the
Mayor of London’s Affordable Housing and Viability Supplementary Planning
Guidance. Where a development is proposed to be undertaken in phases, the City
Corporation will normally require a review of the viability prior to the commencement
of each phase of the development.
8.1.16 Policy S3 Housing requires the use of upwards only review mechanisms in
circumstances where the affordable housing targets in that policy are not met.

8.2 Monitoring
8.2.1 The Local Plan was prepared in the context of the most up to date
information available. A range of projections and potential future
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scenarios were considered for each policy area. However, circumstances
may change and monitoring of Local Plan policies is essential to
determine the extent to which the policies are delivering the Local Plan
vision, strategic objectives and spatial strategy.
8.2.2 The City Corporation will prepare and publish at least annually a rangeof
Local Plan monitoring reports, which measure and evaluate progress towards
meeting the Plan objectives across a range of policy areas.
Policies monitored will include offices; housing; hotels; tall buildings;
protected views; sustainability; waste; open spaces and green
infrastructure. The City Corporation will also periodically (Annually) review
progress against the programme of infrastructure delivery set out in the
Infrastructure Delivery Plan.
8.2.3 The City Corporation is required to review the Local Plan at least everyfive
years from the date of adoption to determine whether it needs to be updated.
Data and trends identified in the Local Plan monitoring reports may indicate
the need for an earlier partial or full review of the adopted Plan. The
emergence of new trends resulting from the Covid-19 pandemic and its
aftermath will be regularly monitored for their policy implications.
8.2.4 As mentioned in the introduction to this Plan, the Government is pursuing a
planning reform agenda which includes proposals to radicallychange the
format and content of local plans. These reforms, if enacted, will be a key
factor in determining the timing and scope of the next reviewof the City of
London’s Local Plan.
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Appendix 1 - Technical note on applying the
Urban Greening Factor
The diagram and table show a theoretical square development site (100sq.m)
showing how it would be analysed in terms of surface cover and areas of each type.

Figure 1: Diagram of simplified theoretical development site

To calculate a UGF score for any proposed development it is necessary to measure
the overall area of the site and then to map and measure the coverage of
various surface types within the site. Scores are then assigned to each surface
cover and a calculation of the overall green space factor can begin. The score for
each surface cover within a site is multiplied by its area. The formula is shown below.
(Score A x Area) + (Score B x Area) + (Score C x Area) + (Score D x Area) etc.
Total Site Area
The relevant scores for each type of surface cover in the City of London is set out in
the tTable 1 below at Figure 2. Minor adjustments have been made from the original
GLA scoring system to encourage certain categories of greening which will deliver
significant benefits in the City, particularly tree planting, good quality green roofs (of
adequate soil depth) and green walls.
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Table 1 Figure 2: Proposed City of London UGF Scores compared with GLA scores in draft the London Plan (See
Table 9 in Urban Greening Factor Study Report)
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Appendix 2 - Historic England Advice Note 7
Selection Criteria
This table is taken from Historic England Advice Note 7: Local Heritage Listing,
and sets out commonly applied selection criteria for assessing the suitability
of heritage assets for local heritage listing.

Table 2: Commonly applied selection criteria for assessing the suitability of assets for inclusion in a local heritage list
(source: Historic England)
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Glossary
Explanation of terms used in the City of London Local Plan.
* Terms explained elsewhere in the glossary are marked with an asterisk.
Accelerator office space
An office location which provides mentorship, advice, and resources to help start-ups
succeed and grow rapidly, normally let on a short-term basis.
Affordable housing
Affordable housing is defined primarily by affordability and not by tenure. It comprises
‘social rented housing’, ‘affordable rented housing’ and ‘intermediate housing’,
provided to eligible households whose needs are not met by the market. Social
rented housing is at rents no greater than target rents set by government for local
authority, Registered Social Landlords* (RSL) and cooperative tenants. Affordable
rented housing has the same characteristics as social housing but is offered at up to
80% of local market rentals (including service charges, where applicable).
Intermediate housing is housing for sale and rent where costs are above target rents
for social rented housing but are at least 20% below local market levels and are
affordable by households on moderate incomes. Intermediate housing can include
shared equity (shared ownership and equity loans), starter homes, discounted market
sales housing and other sub-market rented and key worker provision.
Affordable workspace
Workspace that is provided at rents maintained below the market rate for that
space for a special social, cultural, or economic development purpose.
Agent of Change
The principle that the person or organisation responsible for change is
responsible for managing the impact of that change. This includes impacts
from noise, vibration and lighting. For example, a new residential development
near an existing cultural use would be responsible for ensuring that residents
are not disturbed by the activities of the cultural use. Similarly, a new cultural
use near an existing residential development would need to ensure that
existing residents are not disturbed.
Air Quality Impact Assessment
An assessment of the impact of a development on the levels of certain pollutants in
the local area, which could include: a description of baseline conditions and how
these could change; relevant air quality concerns; the assessment methods to be
adopted and any requirements around verification of modelling air quality; sensitive
locations; the basis for assessing impact and determining the significance of an
impact; construction phase impact; and/or acceptable mitigation measures.
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Air Quality Neutral
Assessment of air quality against benchmarks set by the Mayor of London through
his Sustainable Design and Construction SPD 2014. Developments that do not
exceed these benchmarks will be considered to avoid any increase in NOx and PM
emissions across London as a whole and therefore be ‘air quality neutral’.
Apart-hotel
Accommodation for short or medium-term stays that generally provide more
amenities for daily use (such as a small kitchenette) than standard hotel
accommodation. They have a reception area where customers can access services
without pre-booking and are available on a nightly basis without a deposit being
required against damages.
Brown roofs Biodiverse green roofs
Roofs which have a layer of soil or other material which provides a habitat or growing
medium for plants or wildlife. A biodiverse green roof should include a varied
substrate depth, planted and or seeded with a wide range of wildflowers
(sedums can be added). A biodiverse green roof should have a sufficient depth
of between 80 - 150mm.
Biodiversity
The variety of plants and animals and other living things in a particular area or region.
It encompasses habitat diversity, species diversity and genetic diversity. Biodiversity
has value in its own right and has social and economic value for human society.
Biodiversity Action Plan
The Biodiversity Action Plan (BAP) provides a framework to ensure all
legislative requirements relating to the management of green spaces are taken
into consideration at all times and both identifies and prioritises actions for
biodiversity at a local level.
BREEAM assessment
The Building Research Establishment Environmental Assessment Method
(BREEAM) is a sustainability assessment method that sets standards for the
environmental performance of buildings through the design, specification,
construction and operation phases and can be applied to new developments or
refurbishment schemes. It focuses on sustainable value across range of categories:
energy; land use and ecology; water; health and wellbeing; pollution; transport;
materials; waste; management.
Build to Rent
Homes built specifically for private renting rather than for sale which meet criteria set
out in Policy H11 H13 Build to Rent in the Publication draft London Plan, December
2020 2017.
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Business Eco-System
A network of organisations, including suppliers, distributors, customers, competitors
and government agencies, involved in the delivery of a specific product or service.
Business Improvement District
A defined area in which a levy is charged on all business rate payers in
addition to the business rates to develop projects that will benefit businesses
in the local area.
Cash in lieu / commuted sums
Payments of money received from developers instead of the provision of affordable
residential units in the City of London. The money is pooled and used by the City
Corporation when opportunities to develop affordable housing arise.
CAZ - Central Activities Zone
The area defined in the London Plan* where planning policy promotes financial and
business services, specialist retailing, tourist and cultural uses and activities. The
City is wholly within the CAZ.
Changing Places toilets
These meet the needs of people with profound and multiple learning
disabilities, as well as people with other physical disabilities such as spinal
injuries, muscular dystrophy and multiple sclerosis. These toilets provide the
right equipment including a height adjustable adult-sized changing table, a
tracking hoist system, adequate space for a disabled person and carer, a
peninsular WC with room either side and a safe and clean environment
including tear off paper to cover the bench, a large waste bin and a non-slip
floor.
Circular economy
An economy which keeps resources in use for as long as possible, extracting the
maximum value from them whilst in use, then recovering and regenerating products
and materials at the end of each service life.
City Flood Risk Area
Area of the City which is susceptible to flooding from the River Thames, surface
water or the sewer network.
CIL - Community Infrastructure Levy
A statutory charge on new development used to contribute towards the funding of
infrastructure provision. The City Corporation has prepared a CIL charging schedule
that was implemented in July 2014.
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Comparison goods
Comparison goods are those bought relatively infrequently, so consumers usually
compare evaluate prices, features and quality before making a purchase. They may
include items such as clothes, electrical items, household and leisure goods.
CAAC - Conservation Area Advisory Committee
A consultative group set up to advise on planning applications and other proposals in
the City’s conservation areas.
Construction Logistics Plan
A travel plan that aims to improve the sustainability of construction freight
movements by establishing site management and procurement processes to
reduce the impact of construction traffic on the street network.
Creative enterprises / Creative industries
Defined by the Department for Digital, Culture, Media and Sport* as those industries
which have their origin in individual creativity, skill and talent and which have a
potential for wealth and job creation through the generation and exploitation of
intellectual property. They include architecture; advertising & marketing; crafts,
product, graphic & fashion design; film, TV, radio and photography; IT, software &
computer services; museums, galleries & libraries; music, performing & visual arts,
and publishing.
Cultural Plans
A Cultural Plan is a flexible framework to support the successful incorporation
of relevant, enriching and inclusive cultural components within a major
development through a step by step process. It is prepared through the
development process and the final detail, delivery and ongoing management
secured through conditions and/or legal agreement.
Culturally significant object
Objects which people identify and value and which reflect their evolving knowledge,
culture, beliefs and traditions.
Decentralised energy
Energy that is generated close to the place where it is used, so that transmission of
electricity, heat and other energy carriers are minimised.
Deconstruction
The act of breaking down a building into components or dismantling - this allows for
recycling of the resulting materials. Different to demolition which involves wrecking,
destroying or tearing down completely.
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DSP - Delivery and Servicing Plan
A plan that shows how a development will proactively manage delivery and
servicing arrangements.
DCMS - Department for Digital, Culture, Media and Sport
The government department of state whose responsibilities include recreation, the
arts and historic buildings.
Design and Access Statement
A statement that accompanies a planning application to explain the design principles
and concepts that have informed the development and how access issues have been
dealt with.
Design Council / CABE
Advisor to central and local government on good design. It includes the Commission
for Architecture and the Built Environment (CABE).
Development Management
The process by which the City Corporation (and, where appropriate, the Mayor of
London and Secretary of State) determine applications for planning permission and
related consents. Applications are decided with regard to in accordance with the
development plan*, NPPF* and other unless material considerations (including the
NPPF*) indicate otherwise.
Development Plan
The statutory documents that together set out the planning policies for an area. In the
City the development plan comprises the Mayor’s London Plan* together with the
City’s Local Plan*.
DPD - Development Plan Document
Statutory planning policy document whose preparation process includes public
examination. There is one adopted DPD in the City: the Local Plan DPD*.
Embodied carbon
The total life cycle carbon used in the collection, manufacture, transportation,
assembly, recycling and disposal of a given material or product.
Freight consolidation
Combining goods shipments into fewer deliveries to reduce the number of
freight vehicles required to service a building. This can be achieved through
the physical consolidation of goods at an off-site location and/or through
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methods such as preferred supplier schemes and common procurement
strategies.
GLA - Greater London Authority
The GLA comprises the Mayor of London* (who has an executive role and makes
decisions on behalf of the GLA) and a separately elected Assembly (a body of 25
elected Members which has a scrutiny role and is responsible for appointing GLA
staff).
Green corridors
Almost continuous areas of open space which are linked. They can act as wildlife
corridors and serve amenity, landscape and access routes.
Green infrastructure
A strategically planned, designed and managed network of green spaces and other
features vital to the sustainability of any urban area. This includes (although not
exclusively) trees, green roofs and walls, and green corridors*, and blue
infrastructure such as water spaces and natural drainage features.
HRA - Habitats Regulations Assessment
The purpose of the Habitats Regulations Assessment is to identify any aspects of an
emerging Local Plan that would have the potential to cause a likely significant effect
on Natura 2000 or European sites (Special Areas of Conservation (SACs), Special
Protection Areas (SPAs) and Ramsar sites), (either in isolation or in combination with
other plans and projects), and to identify appropriate avoidance and mitigation
strategies where such effects are identified.
There is a legal requirement for all Local Plans to be subject to a HRA, set out within
Article 6 of the EC Habitats Directive 1992, and interpreted into British law by the
Conservation of Habitats & Species Regulations 2017.
HIA - Health Impact Assessment
A means of assessing the health impacts of policies, plans and projects using
quantitative, qualitative and participatory techniques. The HIA of the City Local Plan
is incorporated into the Integrated Impact Assessment*.
Heritage asset
A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions because of its heritage
interest. Designated heritage assets include World Heritage Sites*, Scheduled
Monuments, Listed Buildings*, Registered Parks and Gardens, Registered
Battlefields and Conservation Areas that are ‘designated’ under the relevant
legislation. Non-designated heritage assets are those which have a heritage interest
but have not been formally designated.
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Historic England
The body responsible for advising the government, local authorities and others on
historic buildings and archaeology. It was previously called English Heritage.
Hostile vehicle mitigation
Structural measures that prevent access to, or close proximity of, unscreened
vehicles to a building or space, or measures that reduce the speed of vehicles
approaching a site or its defences.
Housing trajectory
A projection of the number of new homes expected to be added to the City’s housing
stock over a given time period.
Inclusive design
Consideration at the design stage to ensure that development makes provision for
everyone regardless of disability, age, gender, ethnicity, faith or economic
circumstance and addresses the needs of those with mobility difficulties, poor vision
and other physical disabilities.
Incubator office space
Dedicated office space aimed at start-ups and normally let for a set period of time.
Infrastructure
Term used to describe the facilities and services necessary for people to live
their everyday lives. Infrastructure can take many forms; it can be defined in
physical, green and social terms, and can range from strategic provision, such
as a new public transport facility or school, to the creation of a local play
space.
Infrastructure Funding Statement
Proposed statutory statement reporting on the level of developer contributions
received through the Community Infrastructure Levy* and s106 planning obligations
and setting out spending priorities for the next 5 years.
IIA - Integrated Impact Assessment
An assessment process which considers the impacts of policies and proposals within
statutory plans against environmental, equality, health, and community safety
objectives. The City Plan 2036 IIA comprises three areas of assessment:
•

a Sustainability Assessment and Strategic Environmental Assessment required by EU Directive to assess the social, economic and environmental
impacts of new policies;
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•

an Equalities Impact Analysis Equality Analysis - related to the City
Corporation’s duties under the Equalities Act 2010 and the Crime and Disorder
Act 1998, and assessing the impact of new policies on people of different
ethnicities;

•

a Health Impact Assessment*.

The IIA seeks to assess the impact of the draft City Plan 2036 and its alternatives
and identify any potential unintended consequences of its implementation.
Listed building
A building or structure protected because of its historic or architectural interest. The
list of such buildings is drawn up by Historic England* and the Department for Digital,
Culture, Media and Sport*.
LDD - Local Development Document
Documents containing policies and guidance, comprising Development Plan
Documents*, Supplementary Planning Documents* and the Statement of Community
Involvement*.
LDS - Local Development Scheme
Timetable and project plan for producing the Local Plan*. It is regularly updated.
LIP - Local Implementation Plan
Statutory transport plan produced by London Boroughs and the City Corporation
bringing together transport proposals to implement the Mayor’s Transport Strategy at
the local level.
Local Plan
Document setting out the strategy, vision and policies and proposals for planning the
City. The City’s current adopted Local Plan was prepared in consultation with
the public and was adopted in 2015.
London Plan (Spatial Development Strategy)
Prepared by the Mayor of London*, it provides a London-wide planning strategy and
the City’s Local Plan* must generally conform to it.
LVMF - London View Management Framework
Guidance by the Mayor of London* on the protection of important views, including
those of St Paul’s Cathedral and the Tower of London.
LEN - Low Emission Neighbourhood
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A Transport for London scheme aimed at improving air quality and promoting
sustainable living in a particular area. Within the City of London, the Barbican
area has been designated as a LEN.
Major development
Residential development of 10 or more dwellings or on a site of 0.5 hectares or more,
and all other development of 1,000 square metres gross or more floorspace, or on a
site of 1 hectare or more.
Mayor of London
The Mayor is the executive head of the Greater London Authority* and is also
responsible for a number of related organisations, including Transport for London*,
Homes for London Board and the Metropolitan Police Authority. The Mayor prepares
London-wide strategies, including those for planning (the London Plan*), transport,
waste, energy, economic development, housing and air quality. He has powers to
direct decisions on large planning applications.
Meanwhile use
A use which is to last for a limited time, or one which is limited in its operation
for a particular period of time. Meanwhile is defined as at or during the same
time, while something else is being done.
MHCLG - Ministry of Housing, Communities and Local Government
The government department of state whose responsibilities include town planning.
Municipal waste
Waste collected by a local authority, including domestic waste and street cleansing
waste. It also includes commercial waste collected by the authority, although waste
producers may also have this privately collected.
NPPF - National Planning Policy Framework
The government’s statement of planning guidance to local planning authorities,
issued by the Department of Communities and Local Government*. The latest
version was published in July 2018 February 2019. The City Corporation must take
account of it in preparing and implementing its planning policies.
Noise Aassessment
A technical assessment which identifies whether the overall effect of the noise
exposure of a building (including the impact during the construction phase wherever
applicable) is, or would be, above or below the significant observed adverse effect
level and the lowest observed adverse effect level for the given situation:
Significant observed adverse effect level: the level of noise exposure above which
significant adverse effects on health and quality of life occur.
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Lowest observed adverse effect level: the level of noise exposure above which
adverse effects on health and quality of life can be detected.
Offsetting measures
The measures permitted for dealing with residual emissions remaining after taking
account of energy efficiency and decentralised and low carbon energy sources e.g.
retrofitting works undertaken by a developer to improve the energy efficiency of
existing buildings in the vicinity of the development; export of low carbon heat from
the development to other developments; or investment in low carbon community heat
infrastructure.
Open space
Land which is not built on and which has some amenity value or potential for amenity
value. Amenity value is derived from the visual, recreational or other enjoyment
which the open space can provide, such as historic and cultural interest and value.
This includes open spaces in public or private ownership.
Permitted development rights
A national grant of planning permission which allows certain building works
and change of use to be carried out without having to secure planning
permission.
Pipe subway
Tunnels, mainly under streets, that accommodate utilities such as gas and water
pipes and electricity and telecommunications cables, providing a more efficient
alternative to burying these in the ground.
Planning obligations / s106 agreements
Legal agreements negotiated between the City Corporation and developers (or
offered unilaterally by developers) setting out financial and non-financial undertakings
to mitigate the direct impact of development. Also known as section 106 Agreements,
or s106 planning obligations. From July 2014 some financial planning obligations in
the City have been replaced by the Community Infrastructure Levy*.
PPG - Planning Practice Guidance
An online resource which brings together national guidance on various topics in one
place and explains the policies in the National Planning Policy Framework (NPPF)* in
more detail.
Policies Map
A map accompanying the Local Plan* showing where its policies apply to specific
locations.
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PSC - Principal Shopping Centre
Significant clusters of retail activity within the City of London, which are the local
expression of the London Plan’s CAZ Retail Clusters. There are 4 PSCs within the
City of London: Cheapside, Liverpool Street/Moorgate/Liverpool Street, Leadenhall
Market and Fleet Street.
Public Examination
The Local Plan* will be subject to public examination before an independent planning
inspector. The inspector assesses the “soundness” of the Local Plan.
Public realm
Publicly accessible space between and around buildings, including streets,
squares, forecourts, parks and open spaces.
Registered Provider
Not for profit providers of affordable* and other social housing, including housing
associations and regulated by Government.
Renewal Opportunity Sites
Principal opportunities for accommodating large scale development, which
may include refurbishment or redevelopment of existing buildings.
Residential amenity
The elements of a location or neighbourhood that contribute to its overall character
and the enjoyment of residents.
Retail Impact Assessment
An assessment undertaken for an application for retail use on the impact of the
proposal on the vitality and viability of existing centres within the catchment area of
the proposed development. The assessment includes the likely cumulative effect of
recent permissions, developments under construction and completed developments.
Safeguarded wharves
Sites that have been safeguarded for cargo handling uses such as intraport or
transhipment movements and freight-related purposes. A list of those sites that are
currently protected and those proposed for protection is available in ‘Safeguarded
Wharves on the River Thames’, GLA, 2005.
Safer City Partnership
A partnership, comprising representatives from a range of City interests, whose aim
is to reduce the level of crime, disorder, antisocial behaviour, terrorism and
substance misuse in the City.
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Secured by Design
A crime prevention initiative, to encourage those involved in the development industry
to adopt crime prevention measures to assist in reducing the opportunity for crime
and the fear of crime, creating a safer and more secure environment.
Short term residential letting
Letting of residential property on a non-permanent basis. Under the Deregulation Act
2015, short term residential letting of domestic premises which are liable for council
tax for less than 90 days in a calendar year does not require planning permission.
Letting for periods of more than 90 days will require permission.
SINCs - Sites of Importance for Nature Conservation
The Greater London Authority* designated SINCs to highlight areas of
ecological value in the City. London's most valuable places for wildlife that
provide local people with access to nature have been identified as Sites of
Importance for Nature Conservation (SINCs). The sites are graded as being of
Metropolitan, Borough or Local importance.
Smart infrastructure
Infrastructure which includes sensors that produce, analyse and help to
securely share data on the performance of the built and natural environment.
Social and community facilities
Social and community facilities are defined by the Town and Country Planning
(Use Classes) Order 1987 and its subsequent amendments, including the Town
and Country Planning (Amendment) (England) Regulations 2020. The majority
of social and community facilities fall within Class E (Commercial, business
and services), Class F.1 (Learning and non-residential institutions) and Class
F.2 (Local community uses) use classes. Community facilities include:
• Leisure and cultural facilities (including arts, entertainment and sport
facilities)
• Community centres and meeting places (including places of worship)
• Libraries
• Facilities for children (from nursery provision to youth clubs)
• Education (including adult education)
• Healthcare facilities
SCI - Statement of Community Involvement
A plan for public consultation on planning policy documents and planning
applications. The City Corporation’s SCI was adopted in 2016.

257

Strategic Cultural Areas
Areas identified in the London Plan* with internationally important cultural institutions,
which are also major tourist attractions, and include the West End, South
Bank/Bankside/London Bridge, Barbican, Wembley, the South Kensington museum
complex/Royal Albert Hall, London’s Arcadia, Olympic Park and Lee Valley Regional
Park.
Strategic developments (applications referable to the Mayor)
The planning applications that must be referred to the Mayor of London* under the
Town and Country Planning (Mayor of London) Order 2008 and any amendments
hereto.
SEA - Strategic Environmental Assessment
The environmental assessment of plans, required by EU Directive 2001/42/EC. It is
carried out as part of the sustainability appraisal*.
Strategic Flood Risk Assessment
A document prepared by the Local Planning Authority to provide information on areas
that may flood and on all sources of flooding as required by the NPPF*.
SHLAA - Strategic Housing Land Availability Assessment
A technical assessment to determine the quantity and suitability of land potentially
available for housing development. It is a required part of the evidence base needed
for the preparation of a Local Plan (as specified in the National Planning Policy
Framework*, paragraph 67).
In London, the Mayor of London* carries out a London-wide SHLAA to inform the
London Plan* as it determines housing targets for each borough and the City of
London. The City of London Local Plan relies on the land availability evidence
provided by the London-wide SHLAA.
SHMA - Strategic Housing Market Assessment
An assessment of future housing requirements in an area. The assessment informs
the development of local and strategic plan strategies and housing targets and
identifies the scale and mix of housing and the range of tenures that the local
population is likely to need over the plan period including addressing the need for all
types of housing, including affordable housing and the needs of different groups in
the community (such as, but not limited to, families with children, older people,
people with disabilities, service families and people wishing to build their own
homes).
Street hierarchy
Categorisation of streets in the City of London Transport Strategy* which describes
the function of every street in terms of motor traffic:
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•

London Access Streets (TfL network): Preferred streets for motor vehicles
that do not have a destination in, or immediately adjacent to, the Square Mile.

•

City Access Streets: Preferred streets for motor vehicles that are travelling
around the Square Mile or to immediately adjacent destinations.

•

Local Access Streets: Primarily used for the first or final part of a journey,
providing access for vehicles to properties.

SPD - Supplementary Planning Document
A document that explains the policies of the Local Plan* in detail. It is subject to
consultation, but not public examination*.
SPG - Supplementary Planning Guidance
Guidance prepared by the Mayor of London* to explain policies of the London Plan*.
SA - Sustainability Appraisal
The Local Plan* is subject to SA, which ensures that it is soundly based on the
principles of sustainable development. SA is carried out as the policies are
developed or reviewed so that they can take account of its findings. The SA of the
City Plan 2036 has been combined with other assessment processes in an Integrated
Impact Assessment (IIA)*.
SuDS - Sustainable Drainage Solutions
A range of sustainable measures for surface water management which reduce the
amount, flow or rate of surface water discharge into sewers.
Traffic and Environmental Zone
A security and surveillance cordon that surrounds the City of London. It consists of
road barriers, checkpoints and closed-circuit television cameras with the aim of
slowing, managing and monitoring vehicular movements entering the City.
Transport Assessment
This is prepared and submitted alongside planning applications for developments
likely to have significant transport implications. For major proposals, assessments
should illustrate the following: accessibility to the site by all modes; the likely modal
split of journeys to and from the site; and proposed measures to improve access by
public transport, walking and cycling.
TfL - Transport for London
The body, under the control of the Mayor of London*, responsible for strategic
transport policy and the provision of public transport, including buses and the
underground. TfL is responsible for certain major streets in the City.
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Transport Strategy
A strategy for the future planning of transport in the City of London which provides a
25-year framework for future investment in and management of the City’s streets, as
well as measures to reduce the social, economic and environmental impacts of motor
traffic and congestions.
Travel Plan/Cycling Promotion Plan
A long-term management strategy that includes the promotion of active travel for
an organisation or site a development. It shall that seeks to deliver sustainable
transport objectives and is will be regularly reviewed in line with planning
obligation requirements.
Tower of London World Heritage Site Consultative Committee
A committee of experts and policy makers providing guidance for the preparation and
implementation of the Tower of London Management Plan, and comprising
representatives from: Historic Royal Palaces, City Corporation, Historic England*,
GLA*, International Council on Monuments and Sites (ICOMOS), Department of
Culture, Media and Sport* (DCMS) and the London Boroughs of Southwark and
Tower Hamlets.
UNESCO - United Nations Educational, Scientific and Cultural Organisation
Among UNESCO’s responsibilities are the inscription of World Heritage Sites, which
include the Tower of London.
Urban greening
A process for delivering additional green infrastructure in the City of London. Due to
the morphology and density of the built environment in the City, green roofs, green
(or living) walls, street trees, and techniques such as soft landscaping, are the most
appropriate elements of green infrastructure.
Urban Greening Factor
A model to assist boroughs and developers in determining the appropriate provision
of urban greening for new developments.
Urban heat island
The height of buildings and their arrangement means that while more heat is
absorbed during the day, it takes longer to escape at night. As a result, central
London can be up to 10oC warmer than the rural areas around London. The
temperature difference is usually larger at night than during the day. The Urban Heat
Island effect is noticeable during both the summer and winter months.
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Use Classes Order
A statutory instrument made by the Secretary of State under Section 22 of the Town
and Country Planning Act 1990, subsequently amended several times, setting out
broad classes of use for land and buildings.
Viability assessment
An assessment of the financial viability of a development to determine the
maximum level of affordable housing and other policy requirements that can
be provided.
Waste management
The London Plan’s* definition of waste management includes its use for energy
recovery or composting or recyclate sorting and bulking but does not include waste
transfer.
Well Building Standard
An accreditation system that attempts to measure how building features
impact on health and wellbeing.
Wheelchair accessible
Homes built to Building Regulation Requirement M4 (3) (2) (b): Wheelchair user
dwellings, where the dwelling is constructed to meet the needs of occupants who use
wheelchairs.
Also includes hotel rooms which are built to be accessible to guests who use
wheelchairs.
Wheelchair adaptable
Homes built to Building Regulation Requirement M4 (3) (2) (a): Wheelchair user
dwellings, where the dwelling is constructed to allow simple adaptation to the
dwelling to meet the needs of occupants who use wheelchairs.
Windfall development/sites
Housing development that does not take place on sites identified in the Development
Plan* or on the Policies Map* but is brought forward by developers.
World Heritage Site
A site inscribed by UNESCO* for its Outstanding Universal Value. The Tower of
London, located just outside the City’s boundaries, is designated as a World Heritage
Site.
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Zero carbon
Development whose net carbon dioxide emissions, taking account of
emissions associated with all energy use, is equal to zero or negative across
the year. The definition of “energy use” will cover both energy uses currently
regulated by the Building Regulations and other energy used in the home.
Activity that causes no net release of carbon dioxide or other greenhouse gas
emissions into the atmosphere.
Zero waste
Making the most efficient use of resources by minimising the City of London’s
demand on primary resources, and maximising the reuse, recycling and recovery of
resources instead of treating them as waste.
Zero Emission Zone
Defined area where access by some polluting vehicles is restricted or deterred
with the aim of improving air quality.
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