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There is a telling
n o t e in the min-
utes of the Ju n e
meeting of the
London Planning
& Deve l o p m e n t

Fo rum (page 16), a discreet body, b u t
whose discussions are always reve a l-
ing about the workings behind
L o n d o n .

‘ Recent work on the suburbs by
the GLA has come too late for inclu-
sion in the plan’, t h ey re p o rt . Th e
meeting billed itself as a ‘ m o ck
Examination in Public’ of the pro-
posed amends to the London Plan.
The draft plan, despite its further set
of amendments, the minutes sug-
ge s t , still offe rs no answer to how
the inner Ce n t ral Activities Zone and
outer London town centre netwo r k s
i n t e ract and support each other.

This is an issue PiL has comment-
ed on befo re when the draft amends
to the London Plan appeared last
year and wh i ch was tackled as long
a go as 2002 in a re p o rt titled A City
of Villages, by URBED and the Tow n
& Country Planning A s s o c i a t i o n .

You would have thought that
amid all the noise about sustainabili-
t y, the focus would have been on
p re c i s e ly this issue. S u s t a i n a b i l i t y
turns on the efficient use of tra n s-

p o rt . In a city appro a ching 10 million
p e o p l e , it doesn’t make sense fo r
eve r yone to try and work in the cen-
t re . Yet suburban employ m e n t
g rowth continues to lag the centre ,
and that in the Home Co u n t i e s ,
while blue collar employment has
c o n t i nued to decline in the suburbs –
no surp rises there . The reve rse should
be the case if we are to succeed on
s u s t a i n a b i l i t y, or at least be seen to
be succeeding – perception being a
big part of the sustainability debate
n ow that it has become political.

King Ken has sure ly missed a tri ck
h e re . The further amends to the
London Plan are pre s u m a b ly fo u n d e d
on and target sustainability as the
p rimary go a l . H ow can they do this if
t h ey lack substance on such a key
issue? 

The suburbs are the key to
L o n d o n ’s future . Th ey can provide all
the new housing re q u i re d , mu ch of
the retailing we desire , the wo r k-
space and nearly all the services. I f
t h ey don’t , London will not succeed
as well as it could do. Perhaps most
i m p o rtant among the re a d i ly observ-
able problems is education, wh e re
t h e re have been big improve m e n t s ,
but these take time to deliver re s u l t s
– but not that long in London terms.

One simply suburban rule is that

unless all sectors of society fe e l
h a p py about the education their ch i l-
d ren re c e i ve in a boro u g h , p re fe ra b ly
f rom the state fa c i l i t i e s , t h ey will
m ove elsewh e re and that cre a t e s
social imbalance. Social imbalance
and lack of opportunity is the root of
all suburban pro b l e m s .

Tra n s p o rt is the other main issue.
If the links are n ’t in place, not just
b e t ween the centre and the suburb,
but also between suburbs, t h e n
‘ o p p o rt u n i t y ’ d o e s n ’t come easy. Tr y
t ravelling on the atrocious Nort h
London Line for ex a m p l e . And per-
haps we need an outer ‘ S - B a h n ’ a s
well? 

The existence of a London Plan is
a wonderful thing. E ven more wo n-
d e r f u l , we should re m e m b e r, is the
o p p o rtunity to scrutinise and debate
i t .And here is an issue that we can go
to town on. The Mayor and his
h e l p e rs are still not thinking hard
enough about how the suburbs can
complement the centre and blossom
t h e m s e l ve s ; e n c o u ra ged by the new
wave of expansion London is surfi n g.
L o n d o n ’s eco-system appears to be
fl o u ri s h i n g, it is fl o u ri s h i n g, but it is
also being constra i n e d , and in places
it continues to decline.

As Ben Ko chan points out in his
piece on page 40, the ‘ L o n d o n

Pa ra d ox ’ , wh e re by inner London con-
t i nues to boom and outer London
c o n t i nues to decline, re q u i res ra d i c a l
s o l u t i o n s . And even though we are
not at the kind of crisis level that
re q u i res task fo rces and big cash
i n j e c t i o n s , something must be done.
We need to see some stro n ger initia-
t i ves being developed wh i ch prov i d e
n ew homes, s e r v i c e s , re n ewed civic
v i t a l i t y, and most import a n t ly new
j o b s , in the suburbs.

Better a slightly delayed plan
than the wrong policies for the sub-
u r b s . Th a t ’s the kind of thing that
gets Planning a bad name – and
p o l i t i c i a n s . Re ge n e ration was about
‘inner cities’, but it is also very mu ch
about ‘outer cities’ – and not just in
L o n d o n , but in every major UK city.
The thing is that other cities don’t
h ave 33 boro u g h s . London is mu ch
m o re fra g m e n t e d , wh i ch is why we
re ly so mu ch on the London Plan to
t a ckle these issues. D o n ’t let it let
London dow n .

And now for the outer suburbs...

Re ge n e ration is about ‘inner cities’, but it is also ve ry mu ch about ‘outer cities’ – and not just in London,
but in eve ry major UK city.

New from Planning in London
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The coming of age of the ‘ b u l ly ’ s t a t e
Like it or not
tobacco has been
an integra l
aspect of our
social and eco-
nomic deve l o p-
ment over the

last four centuri e s . As swift and silent,
in re l a t i ve terms, as an exe c u t i o n e rs
a xe that is all set to ch a n ge . The Ju ly
fi rst smoking ban in England is an his-
t o ric occasion wh i ch , when we have
cause to think about it in a few ye a rs
t i m e , might well also poignantly

re flect the coming of age of the
“ b u l ly ” (supper nanny) state.

I believe very stro n g ly that a sig-
n i ficant majority of the English popu-
lation whilst not wanting to lift the
fo rthcoming ban in totality wo u l d
favour sensible exemptions to allow

those who wished to smoke to do so
i n d o o rs in dignity without affe c t i n g
o t h e rs (an equivalent recent poll
result in Scotland was 74 per cent in
favour of exe m p t i o n s ) . I have been
fo l l owing the debate on the smoking
issue very closely since a smoking ban

Ranald Macdonald says a good cigar is a beautiful thing re q u i ring time, s p a c e , c o m fo rt and re s p e c t .

Urbanisation 2.0 – the mother of
all building booms

In a video c o n-
fe rence lecture
to the London
T h i n k !
Co n fe rence in
London in May,

Ex Vice- (& still wannabe) Pre s i d e n t
Al Gore said “… in the next 40 ye a rs ,
t h e re will be more building than in
the previous 3,000 ye a rs ” . In this of
c o u rse he saw great env i ro n m e n t a l
ri s k s . Global fi n a n c i e rs on the other
hand should see hu ge opport u n i t i e s .
When most of the world's 3.54 bil-
lion ru ral population decide to move
into the cities, a massive shift in their
expectations occurs .Think about it.

These ex - v i l l a ge rs will want clean,
hot water on tap, not the stagnant
kind from the we l l . Th ey will re q u i re
g rid-tied electricity and air- c o n d i-
t i o n i n g, not a smoke - filled hu t . A n d
a b ove all, t h ey will demand a space
to call their ow n , p ro b a b ly a car and
plenty of good places to shop.

Urbanisation 1.0 wh i ch accompa-
nied the West's industrial revo l u t i o n
in the 19th Century was trivial com-
p a red to the scale and speed of wh a t
is happening today. E ven by 1900,
just 220 m of the world's people – 13
per cent – we re living urban live s .
That's why Urbanisation 2.0 – the

21st Century ve rsion – is a mega-
t rend that can't possibly be ignore d
and is one that inve s t o rs mu s t
e m b ra c e . For sure , the infra s t ru c t u ra l
ch a l l e n ges are enormous; b ri n gi n g
t ra n s p o rt , h o u s i n g, e n e rgy and wa t e r
to a few billion people for the fi rs t
t i m e . N a t u ra l ly, t h e re are those wh o
would say this can't or it shouldn't be
d o n e . Th ey should be ignore d .
P rog re s s , u l t i m a t e ly, is unstoppable.
The pertinent question to ask
t h o u g h , is how can it be done, fi n a n-
c i a l ly? 

At the micro leve l , these new –
but poor – urban slum dwe l l e rs , w i l l
eve n t u a l ly want loans, c redit and
i n s u ra n c e . On housing at least, yo u
can fo rget them taking out 25 ye a r
m o rt ga ge s . In 2001, p ri ze - w i n n i n g
Pe ruvian economist Hernando de
Soto argued very pers u a s i ve ly in his
book “ The Mystery of Capital” t h a t
what was lacking in deve l o p i n g
nations we re lega l ly enfo rc e a b l e
p ro p e rty rights and that's what ke p t
them poor. In other wo rd s , b e c a u s e
most of the world's poor have no fo r-
mal ow n e rship deeds, t h ey are
unable mobilise those assets – be
t h ey businesses, p ro p e rty or live s t o ck
– to use as collateral against debt.
M i c ro finance then, has the potential

to go a very long way from here .
Tra n s p o rt is another area fra u g h t

with hu ge diffi c u l t y. In China, c i t i e s
with a few million people are being
e rected in mere ye a rs and national
vehicle ow n e rship is fo recast to ri s e
f rom 30 million to 140 million by
2 0 2 0 . A l re a dy they have 16 of the
world's 20 most polluted cities, p ri n-
c i p a l ly due to exhaust fumes.To their
c re d i t , the Chinese are working on
this furi o u s ly, no doubt motivated by
the possible embarrassment of ch o k-
ing athletes at next year's Oly m p i c
Games in Beijing. It is however a uni-
ve rsal problem and there can only be
t h ree solutions; cleaning up pers o n a l
t ra n s p o rt , i n c reasing public tra n s p o rt
and reducing urban density. My guess
is that the most like ly outcome is
that as oil prices drift upwa rd s , m a r-
kets will deliver the fi rst and politi-
cians will talk up the second wh i l e
q u i e t ly endorsing the third , by
expanding the suburbs.

But can you plan for effi c i e n t
f u t u re cities? The West unfo rt u n a t e ly
does not have a great deal to teach
the developing world in planning.
Urban design as a pro fession is at
least 2,000 ye a rs old.To d ay's mu n i c i-
pal planners dream wistfully of
Ti m ga d , a perfe c t ly symmetri c a l , s e l f -

contained grid-laid Roman town in
A l ge ria built in 100 A D. Instead they
h ave gi ven us the likes of Milton
Keynes in the UK, one of the wo r l d ' s
fi rst “ N ew Tow n s ” and by common
c o n s e n t , a soulless fa i l u re . L o o k i n g
b a ck , it would have been far better to
expand London. So the lesson fo r
p l a n n e rs is this; urbanisation works at
its best wh e re scaleable infra s t ru c-
t u re is put in place, fi rst and citize n s
a re gi ven maximum choice to
expand from the existing hu b, s e c-
o n d . The future city of the West in
2040 will have re s o l ved many of
those issues that curre n t ly elude us;
clean air, reliable public tra n s p o rt and
e ffe c t i ve municipal gove r n m e n t .

B e t ween now and then in deve l-
oping world cities, all of these will
p ro b a b ly get wo rse befo re they ge t
b e t t e r. But catch up they will.
Competing in the global economy is
l i ke a race without a fi n i s h . And only
those cities wh i ch offer both go o d
economic prospects and a high quali-
ty of life will stay ahead. So take a
long bet on cement, b ri cks and mor-
t a r. Urbanisation 2.0 has only just
b e g u n .

Dan Lewis is Research Director of the
Economic Research Council
www.ercouncil.org 

Dan Lewis asks ‘Can you plan for efficient future cities?’
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was instituted in New York in 2002.
A round the world smoking bans have
been implemented in many diffe re n t
way s , for ex a m p l e , in Spain 30 per
cent of any gi ven re s t a u rant/bar can
be separated and designated fo r
smoking (operations under 100
s q u a re metres in size can decide their
own policy) and in New York ciga r
clubs are exe m p t . Th e re are no
exemptions in the UK smoking legi s-
lation and clearly there should be.
Post ban Ireland has intere s t i n g ly
s h own an 8 per cent drop in Guinness
s a l e s , a sharp increase in spirit off

sales and a 2.4 per cent increase in
c i ga rette sales as people move to
d rinking and smoking at home. I don't
think prohibition has ever wo r ke d .
G overnment should educate not leg-
i s l a t e .

Fi n a l ly, a thought for the 40,000
h a n d - rolled cigar smoke rs in the UK
who employ over 600,000 people in
the third wo r l d . You can not smoke a
c i gar in a few minutes on a pave m e n t
and many pre fer not to smoke at
h o m e . A good cigar is a beautiful
thing re q u i ring time, s p a c e , c o m fo rt
and re s p e c t . C i gar smoke rs unlike a

m a j o rity of ciga rette smoke rs do not
wish to gi ve up. The health issues fo r
c i gar smoke rs are very diffe rent to
c i ga rette smoke rs . If these 40,000
people we re an oppressed minori t y
their interests would be considere d
and pro t e c t e d . The fact that they are
re l a t i ve ly ri ch and significant tax
p rov i d e rs should not in a re a s o n a b l e
d e m o c ra cy work against their inter-
e s t s .

The freedom to choose how we
l i ve our lives is being eroded by the
insidious tyra n ny of the Super Nanny
S t a t e . She not only assumes re p u g-

n a n t , m o ra l ly insuffe rable political
c o r rectness as the strict etiquette by
wh i ch her ch i l d ren must abide, b u t
will also not allow them to play fo r
fear of their being hu rt . She wo u l d
rather see her ch a rges in stra i g h t j a ck-
ets being fed intrave n o u s ly to avo i d
a ny risk at all to their precious live s .
This is not the correct way to bring up
ch i l d re n , let alone a great nation.

Ranald Macdonald runs the Boisdale Jazz
and Cigar club and restaurant in Belgravia.

An unacceptable non-standard
standard form
Why plough on with an unworkable ch a n ge? asks A n d rew Roge rs 

Speak to a ny
p ractising arch i-
t e c t s , e s p e c i a l ly
in London,
about planning

and you will find that they are not
wo r ried about the white paper, c o n-
cerned about a commission for infra-
s t ru c t u re pro j e c t s , hung up over the
householder consents proposals (if
t h ey understand them), or even agi-
tated about appeal re fo r m s . Th e
m o re idealistic among them may
even believe that sharp ly raised plan-
ning fees will translate into improve d
re s o u rces for the system. What con-
cerns those at the coalface most is
the problem of getting a planning
application validated – and in a re a-
sonable time.

N ow this is about to ch a n ge with
the implementation from October of
the mandatory standard national
planning application fo r m .
Applications will be considered va l i d
o n ly if they are accompanied by the
i n formation specified both on a short
national list of statutory re q u i re-
ments and on the local planning
a u t h o rity's own published list (note

that the wo rd “ s h o rt ” is omitted
f rom the description of this local
l i s t ) .

Pe rc e p t i ve re a d e rs will know that,
under regulation 3 of the Town and
Country Planning (Ap p l i c a t i o n s )
Regulations 1988, this is theore t i c a l ly
at least the position at pre s e n t . If an
application is made on the authori-
ty's standard fo r m , includes all the
i n formation specified and a pro p e r
fe e , and has the requisite number of
d raw i n g s , it must be validated imme-
d i a t e ly upon re c e i p t . But this does
not happen – and there is no re m e dy
for non-validation short of an appeal
when eight weeks has elapsed. S o
n ow, on receipt of an application the
L PA will write back (within a month
if yo u ' re lucky) with a list of addi-
tional information re q u i red to be fo r-
wa rded befo re the application will be
va l i d a t e d . (My own favo u rite is insis-
tence on a plan showing wh e re the
builder will store materials and place
site hu t s , re q u i red by Elmbri d ge
Council to validate an outline appli-
c a t i o n . )

So in October this foolery will
c e a s e . Instead of completing a simple

t wo - p a ge form and sending in wh a t-
ever your own local authority deems
n e c e s s a r y, you will have to complete
the national ten-page form and send
wh a t ever this specifi e s , t ogether with
the supplemental information from a
local list published by your authori t y.
So mu ch for simplifi c a t i o n .

And here's the killer – the plan-
ning white paper ack n ow l e d ges that
this is unacceptable and will not
a ch i eve the Government's aim of
s t reamlining information re q u i re-
ments for all applications. Later in
2007 there will be a further rev i ew
with the objective of reducing info r-
mation re q u i re m e n t s . S o, h av i n g
i n t roduced a system designed to
simplify the planning application
p ro c e d u re that will do the opposite,
a study is proposed to discover how
to simplify the planning application
p ro c e d u re .

The white paper goes on to say
that part of the rev i ew will be a
s t u dy of the information demands
for applications made in 2006. S o
ex t ract unreasonable demands fro m
your files and send them in!
M e a n while the Association of

Consultant A rchitects is calling fo r
i n t roduction of the non-standard
s t a n d a rd form to be defe r red again –
it was ori gi n a l ly due to be intro d u c e d
at the beginning of the year – so that
when it comes it re a l ly will do wh a t
it says on the pack a ge .

Andrew Rogers is a planning
consultant and architect.
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“ C reate problems in the centre of
your city, build something nice.
Then you will be re - e l e c t e d ”

One might be
fo rgi ven for ask-
ing why it has
t a ken until 2007
to alight on this
t h e m e , but that

would overlook some serious points
that came out of the my ri a d
key n o t e s , workshops and discussions.
R a n ging across gove r n a n c e , e c o n o m-
i c s , d e m og raphics and tra n s p o rt a t i o n
as well as development pro p e r, t h e s e
themes and the fields they opened
u p, could only have come from such
an inter-disciplinary ga t h e ri n g.

Two keynote addresses shared a
similar underlying message but dif-
fe red piquantly in style. Sir Dav i d
K i n g, the British Government's ch i e f
s c i e n t i fic advisor, and Nicolas Hu l o t ,
a popular Fre n ch ecologist and
b roadcaster who resembles a cro s s
b e t ween the Bartlett's Colin Fo u r n i e r
and Jo h n ny Halliday more than he
does Jacques Ta t i , both argued that
a ny chance of surviving global wa r m-
ing depends on a response across the
social and cultural spectru m , ra t h e r
than lying pure ly within the realm of
s c i e n c e .

King ters e ly synthesised complex
s c i e n t i fic data. Twe l ve millennia of
climate stability is coming to an end,
and it is too late to prevent some
global wa r m i n g, though there is still
time to “ m a n a ge its dange ro u s
impact and to avoid catastro p h e ” , i f
politicians and most import a n t ly
public opinion move quick ly. G i ve n
the degree of choice wh i ch can be
exe rcised in creating and managi n g
the built env i ronment and tra n s p o rt ,
urban designers , d eve l o p e rs and
m a n a ge rs have key ro l e , e s p e c i a l ly

the pro p o rtion of the global popula-
tion passes 50 per cent and will ke e p
ri s i n g.With 80 per cent of the popu-
lation living on or near enough a
coast to suffer from re l a t i ve ly small
sea level ri s e , their tasks have an
i n c reased urge n cy. Climate ch a n ge ,
he concluded, is the “ g reatest ch a l-
l e n ge civilisation has ever had to
fa c e ” .

Two panels on reducing carbon
fo o t p rints and on the low carbon city
s h owed how some of King's neces-
s a ri ly ge n e ral points might apply in
s p e c i fic circ u m s t a n c e s , and thro u g h
i n t e r-disciplinary collabora t i o n . In the
fi rs t , re p re s e n t a t i ves from Lyo n s ,
B reda – “the Netherlands' most sus-
tainable city”, M i l a n , San Sebastian
and CABE discussed how to face va ri-
ous ch a l l e n ge s . The Spanish city is
implementing awa reness tra i n i n g,
but that does not ove rcome the
dilemma of how to deal with a
cement works right in the city cen-
t re , and wh i ch provides jobs along
with a fe a rsome carbon output.
Jonathan Dav i s , CABE's director of
k n ow l e d ge and skills outlined a simi-
lar balancing act between density
and open space.

These are the sorts of quandary
that many urban manage rs will
re c og n i s e , but Breda has gone furt h e r
than most in finding a way beyo n d
t h e m . Hans Th o o l e n , the city coun-
cil's head of project manage m e n t ,
explained that the disadva n t a ge of
receiving pollution from London, t h e
Ruhr and A n t we rp has acted as a
spur to this small city's ove rall stra t e-
gy.

The council leads by ex a m p l e ,
h aving stakes and often initiating

d eve l o p m e n t s , but also at the micro
l evel of installing low energy light
b u l b s . Its bike tra cks – de ri geur in the
Netherlands – are a ge n e rous 5m
w i d e , while the search is on for alter-
n a t i ve energy sourc e s , f rom ge o t h e r-
mal to photovo l t a i c s . Fat ex t ra c t e d
by liposuction could dri ve cars , a
point made all the more piquant
when Davis pointed out the 40 per
cent of London's carbon fo o t p ri n t
comes from food consumption.
A b ove all the aim is to develop a new
l a n g u a ge for sustainability so diffe r-
ent age n c i e s , c o m p a n i e s , i n t e re s t
g roups and individuals can commu-
nicate dire c t ly, and re a ch the ulti-
mate goal for sustainable deve l o p-
ment of “social and business pro fi t
going toge t h e r ” .

The second panel revealed bro a d-
ened the discussion beyond we s t e r n
E u rope to Hu n gary and Nort h
A m e ri c a . Budapest's mayor Gabor
D e m s z ky joined To ronto's deputy
m ayor Joe “ Tro u s e rs ” Pantalone and
Santa Monica's former mayor Pa m
O ' Co n n o r. The underlying conclusion
was that being a low carbon city
means making use of existing adva n-
t a ge s , be they infra s t ru c t u re or natu-
ra l . To ro n t o, wh i ch leads the way in
urban sustainability for nort h
A m e ri c a , uses the low, stable tem-
p e ra t u re of water in Lake Ontario to
cool about 150 dow n t own buildings
s i m p ly by heat ex ch a n ge : the wa t e r
remains pure . O ' Connor ex p l a i n e d
h ow Santa Monica was encoura gi n g
its pool of 90,000 residents within
the ove rall Los A n geles conu r b a t i o n
wh i ch comprises 88 separate cities,
to make us of its abundant sunlight
and install solar powe r, the panels

p ro c u red through a series of part n e r-
ing arra n gements compared by the
c o u n c i l .

The communist era dealt
Budapest two adva n t a ges on top of
the natural geothermal energy, a s
D e m s z ky re l a t e d . One was a com-
pact city of 2 million living in
800,000 apart m e n t s , the other a
functioning public tra n s p o rt system
used by 60 per cent of the popula-
t i o n . While increasing affluence is
causing the population to dispers e ,
the tra n s p o rt system can be
i m p roved with a prog ramme of
replacement with greener equip-
m e n t . Though the city has devo l ve d
m a ny of its powe rs to local distri c t
l eve l s , D e m s z ky retains the authori t y
to close roads in the centre to cars : “ I
l ove to make problems for my peo-
p l e ” , he confe s s e d ” , “ t h ey suffer and
t h ey suffer and they suffe r. But then
t h ey see how they wo r k ” .

A ny politician who wants to
implement serious policies to
a d d ress global warming could do
wo rse than fo l l ow his advice. He has
been elected continu o u s ly almost
since the fall of the Co m mu n i s t
re gime in 1989. “ C reate problems in
the centre of your city”, he say s , “ a n d
build something nice. Then you will
be re - e l e c t e d ” .

Jermy Melvin writes on architecture

Global City, the annual convention for urban decision-make rs held in Lyo n s , c o n c e n t rated this year on
sustainable development and energy conserva t i o n . Je re my Melvin re p o rts for Planning in London.
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Spurious design
In a concession to the City, the
Mayor’s anticipated new powers of
‘call-in’ will now apply only to
schemes over 150m high or larger
than 1m sq ft.
Michael Snyder, chairman of the
City’s policy and resources
committee, revealed his architectural
sensibility commenting: “The Mayor
can now only interfere in such
schemes for ‘sound planning reasons’
rather than spurious reasons such as
design”.

ICOMOS scorches the earth
The flying visit to the UK by
UNESCO's committee set up as
guardians of World Heritage Sites
has brought forth a variety of
responses.
In appeasement mode the
Government promised to strengthen
their protection in its Heritage white
paper. The idea is to introduce buffer
zones around them.
An English Heritage spokesman is
quoted in Property Week: “The first
steps are to decide if the buffer zone
is feasible and then decide what
form it would take”.
EH’s Christopher Young said the
buffer zones would be operated by
the local authorities: “The zone is not
a sterilisation or a scorched-earth
policy”.
Even so, Ken Livingstone believes the
new owner of Battersea power
station has already been told that a
tall building on the site would
prejudice the Westminster WHS (the
Palace of Westminster) and wonders
whether ICOMOS is now a planning
authority for Central London. “The
Government was at pains to keep
me away from them”, he told your
editor, “ in justifiable fear that I
might tell them where to go!”.
This follows the comment of City
Planning officer Peter Rees regarding
their concerns about City
development affecting the context
of the Tower of London: “The Tower
was built by the Normans to protect
the City, not the other way around.”,
he said.
ICOMOS at its annual planning
committee (in New Zealand last
month) resolved not to declare these
two sites ‘at risk’ but to review
matters again next year.
Time to consider a mechanism for
‘undesignating’ World Heritage Sites
perhaps?

CLIPBOARD

Housing growth in London

A c h i e v i n g h o u s-
ing growth tar-
gets for London
is a major ch a l-
l e n ge for plan-
ning policy. I

consider here some of the ways in
wh i ch planning and development is
responding to this contex t , i n c l u d i n g
e m e rging practice and possible
f u t u re tre n d s . My thoughts draw
upon work URS has been doing fo r
both the Greater London Au t h o ri t y
(GLA) fa m i ly and for pri vate deve l o p-
e rs .

The London Plan, associated GLA
policies and documents are some of
the key mechanisms helping ach i eve
housing grow t h . It is incre a s i n g ly
clear that the London Plan is cre a t i n g
a significant positive shift in the
a p p ro a ch to development in London,
p a rt i c u l a r ly with respect to housing.
One of the key policies is the housing
density matrix (Po l i cy 4B.3). This pol-
i cy sets out expected maximum and
m i n i mum housing densities associat-
ed with the public tra n s p o rt accessi-
bility of sites and the ch a racter of the
s u r rounding are a s . Since the adop-
tion of the London Plan the ave ra ge
density of housing development in
London has gone up signifi c a n t ly
( ave ra ge density for housing planning
permissions in London was 125 units
per hectare in 2004/05 according to
GLA data). U R S , t ogether with Pa t e l
Taylor arch i t e c t s , we re commissioned
to rev i ew the London Plan's Housing
Density Matri x . Our work included
looking at 50 case studies and
rev i ewing the GLA's database of
planning permissions. We concluded
that the policy ge n e ra l ly wo r ked we l l
and suggested a number of re fi n e-
ments to make it cleare r. These are
c ove red in the London Plan
A l t e ra t i o n s .

Another major way in wh i ch the
GLA and the London boroughs are
e n c o u ra ging housing growth is by

d eveloping a better fra m ework fo r
the management of industrial land.
Hi s t o ri c a l ly, planning policy has
l a gged behind rates of deindustri a l i-
sation with the consequence that
mu ch industrial land has re m a i n e d
u n d e r-used and inappro p ri a t e ly pro-
tected while provision of land fo r
housing has been inadequate. Th e
GLA's appro a ch to release of indus-
t rial land has become incre a s i n g ly
sophisticated and well info r m e d . A
s e ries of stra t e gic studies have
l o o ked at industrial land trends and
f ra m eworks and the most recent is
our re s e a rch for the GLA looking at
b e n chmarks for the release of indus-
t rial land around London. O u r
re s e a rch found that a substantial
amount of industrial land has been
released over the past fi ve ye a rs and
t h a t , with appro p riate fo l l ow -
t h ro u g h , p a rt i c u l a r ly by London bor-
oughs on the additional release of
s u rplus land, the market should be in
a mu ch better equilibrium by 2016.

The Thames Gateway is one of
the most significant opportunities fo r
accommodating London's housing
g row t h . We have looked at scenari o s
for accommodating housing grow t h
in the sub-re gion for the London
D evelopment A ge n cy (LDA) and GLA
and have found that there is the
o p p o rtunity to go well beyond cur-
rent housing targets while still ke e p-
ing to densities and forms of deve l-
opment consistent with good quality
planning and design. This will depend
on significant support and part n e r-
ship between the public and pri va t e
s e c t o rs . One of the current issues is
that while the inner London bor-
oughs are in a buoyant market and
a re exceeding their housing grow t h
t a rge t s , the outer boroughs are stru g-
gling to attract sufficient pri vate sec-
tor intere s t . The London Th a m e s
G a t eway Development Co rp o ra t i o n
is in the middle of grappling with this
ch a l l e n ge and is focusing on bri n gi n g

fo r wa rd catalytic development that
d e m o n s t rate the potential of the
a re a .

The planning system is ge t t i n g
i n c re a s i n g ly complex and demand-
i n g, as a result there is growing cost
and effo rt invo l ved in obtaining plan-
ning permissions. N ew re q u i re m e n t s
include increasing expectations and
sophistication around assessing
re q u i rements for items such as
a ffo rdable housing, social infra s t ru c-
t u re and reduced carbon emission
d e s i g n . While some of these addi-
tional costs should be re flected in
ch a n ges to land value (rather than
d eve l o p e rs' pro fit and unit pri c e s )
this can only happen if there is a
clear and reasonable planning fra m e-
wo r k . The ch a l l e n ge for planning
a u t h o rities is to make sure deve l o p-
e rs and land ow n e rs unders t a n d
what is expected and can factor this
in to their appro a ch . It is also impor-
tant that the public sector takes a
firm but positive , realistic and we l l -
re s o u rced appro a ch to nego t i a t i o n s
over sch e m e s .

Ten ye a rs ago high density pri va t e
sector housing was almost unknow n
in the UK, p a rt i c u l a r ly when associat-
ed with mixed-use deve l o p m e n t .
Th e re has been a major shift since
then in Britain's main cities. This is
exciting and welcome but is pro b a b ly
not enough on its own to ensure
l o n ge r-term success in meeting
housing growth and balanced com-
munities objective s . I suspect our
n ext major ch a l l e n ge is building a
c u l t u re of embracing high density
d evelopment for fa m i l i e s , both with
residents and among deve l o p e rs . Th i s
is a well established lifestyle in other
E u ropean countries but needs to
evo l ve in a form tailored to the UK
c o n t ext and in a way that cre a t e s
choice and quality rather than
responding to necessity.

Rory Brooke is managing principal of
the URS Group, engineers

Ten ye a rs ago high density pri vate sector housing was almost unknown in the
U K . Since then there has been a major shift, s ays Ro ry Bro o ke .
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