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FOREWORD

Town centres are of fundamental importance

to the capital and the lives of Londoners. They
are the focus for a wide range of uses including
shopping and leisure, arts and culture, housing
and employment, civic and social infrastructure.
They also serve as community hubs, providing

a sense of place and identity. Each brings
something distinctive to our city — something to
be celebrated.

With expected growth in London’s population,
rapid changes in technology and the rise of
internet shopping, town centres are faced with
enormous challenges and opportunities. To
remain successful they must adapt to these
changes by diversifying to a range of uses
beyond their traditional retail roles. As the most
accessible locations on the public transport
network as well as being accessible by walking
and cycling, they are particularly suitable

for intensification, helping to accommodate
growth in housing and employment. Coupled
with attention to design, public realm and

the environment, town centres should strive
to become high quality, inclusive and liveable
places.

In the London Plan | set out a strong vision and
strategy for London’s town centres and this
Supplementary Planning Guidance provides
further advice on the implementation of its
policies drawing on the work of the Outer
London Commission. To support implementation
of this overarching strategy | am investing in
regeneration across London, to improve town
centres and associated high streets, protect
existing jobs as well as delivering new growth
and new jobs. This will add value to a range of
investments and local initiatives to help renew
and revitalise our town centres.

| look forward to working together towards
strong, successful and vibrant town centres.
Places where people will want to live, work, visit
and do business.

g

Boris Johnson
Mayor of London
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INTRODUCTION

LONDON PLAN POLICY 2.15 TOWN
CENTRES

PURPOSE OF THE SPG STRATEGIC

A The Mayor will, and boroughs and other

0.1 This Supplementary Planning Guidance stakeholders should, co-ordinate the

(SPG) provides guidance on the

implementation of London Plan' Policy

2.15 Town centres (see below) and its

associated Annex and of other policies in

the Plan with specific reference to town

centre development and management,

such as:

- Policies 4.7-4.8 relating to retail
development

- Policy 4.9 on small shops

- Policies 4.5-4.6 on arts, culture,
entertainment and visitor infrastructure

- Policy 4.2 on office development

- Policies in Chapter 3 on housing and
social infrastructure

- Policies in Chapter 5 on response to
climate change

- Policies in Chapter 6 on transport, and

- Policies in Chapter 7 on places, spaces
and inclusive design.

0.2 The SPG also provides guidance on

Policy 2.16 Strategic Outer London
Development Centres and their potential
to be developed as business locations

with distinct strengths of greater than sub

regional importance.

0.3 The SPG has been informed by public

consultation and recent work by the
Mayor’s Outer London Commission?.

It has been drawn up in the context of
the National Planning Policy Framework
(NPPF), the Localism Act, the Mary
Portas Review and an extensive range of
research?.

development of London’s network of
town centres in the context of Map 2.6
and Annex 2 so they provide:

a the main foci beyond the Central
Activities Zone for commercial
development and intensification,
including residential development

b the structure for sustaining and
improving a competitive choice of
goods and services conveniently
accessible to all Londoners,
particularly by public transport,
cycling and walking

¢ together with local neighbourhoods,
the main foci for most Londoners’
sense of place and local identity
within the capital.

B Changes to the network, including

designation of new centres or extension
of existing ones where appropriate,
should be co-ordinated strategically with
relevant planning authorities including
those outside London. Identified
deficiencies in the network of town
centres can be addressed by promoting
centres to function at a higher level

in the hierarchy or by designating

new centres where necessary, giving
particular priority to areas with particular
needs for regeneration (see Policy 2.14)
and better access to services, facilities
and employment. Centres with persistent
problems of decline may be reclassified
at a lower level.




PLANNING DECISIONS

C Development proposals in town centres
should conform with policies 4.7 and 4.8
and:

a sustain and enhance the vitality and
viability of the centre

b accommodate economic and/
or housing growth through
intensification and selective
expansion in appropriate locations

¢ support and enhance the
competitiveness, quality and diversity
of town centre retail, leisure, arts and
cultural, other consumer services and
public services

d be in scale with the centre

e promote access by public transport,
walking and cycling

f promote safety, security and lifetime
neighbourhoods

g contribute towards an enhanced
environment, urban greening, public
realm and links to green infrastructure

h reduce delivery, servicing and road
user conflict.

LDF PREPARATION

D Boroughs should:

a in light of local and strategic capacity
requirements (Policy 4.7), identify
town centre boundaries, primary and
secondary shopping areas in LDF
proposals maps and set out policies
for each type of area in the context of
Map 2.6 and Annex 2

b in co-ordination with neighbouring
authorities, identify other, smaller
centres to provide convenient access,
especially by foot, to goods and
services needed on a day to day basis,
develop their role as foci for local
neighbourhoods, and relate these

centres to the network as a whole to
achieve its broader objectives

¢ manage declining centres
proactively, considering the scope
for consolidating and strengthening
centres identified as being in decline
by seeking to focus a wider range of
services, promoting diversification,
and improving environmental quality

d support and encourage town
centre management, partnerships
and strategies including business
improvement districts to promote
safety, security and environmental
quality

e promote the provision of
Shopmobility schemes and other
measures to improve access to goods
and services for older and disabled
Londoners.

0.4 This SPG is related closely to other Mayoral

strategies including those for Economic
Development, Transport, Housing, Culture,
Climate Change and Energy, Waste, Noise,
Water and Air Quality; and SPGs on
Housing, Accessible London, Sustainable
Design and Construction, Planning

for Equality & Diversity and Shaping
Neighbourhoods.

0.5 The SPG gives practical advice for those

preparing, scrutinising or contributing

to planning policy, masterplans or
planning applications relating to town
centres. It recognises that London’s
centres are all different, with individual
issues and opportunities. It is not a
manual prescribing a universal format for
development in or management of town
centres, but rather aims to give local
authorities and other strategic and local
partners matters to consider, as a starting
point for finding individual solutions to suit
local situations.
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STATUS OF THE SPG

0.6 As SPG, this document does not set new

policy, but rather explains how policies

in the London Plan should be carried
through into action. It will assist boroughs
when preparing Local Plans and will also
be a material planning consideration
when determining planning applications.
It will also be of interest to landowners,
developers, planning professionals and
others concerned with development in
London’s town centres and Strategic Outer
London Development Centres. This SPG
does not form part of the development
plan, but can be taken into account as

a further material consideration when
considering planning applications.

It therefore has weight as a formal
supplement to the London Plan.

NATIONAL PLANNING POLICY CONTEXT

0.7 The National Planning Policy

Framework (NPPF) sets out the
Government’s planning policies for England
with a presumption in favour of sustainable
development at its heart. The framework
(in paragraphs 23 to 27) sets out policy
guidance to ensure the viability and vitality
of town centres. Planning policies should
be positive, promote competitive town
centre environments and manage the
growth of centres over the plan period.
Paragraph 161 of the NPPF contains
further, more specific guidance on the use
of evidence base data for the purpose of
assessing:

- the quantitative and qualitative need for
economic activity including retail and
leisure development

- the role and function of town centres and
trends in performance

- the capacity of existing centres to
accommodate development - including
land for economic development and
residential.

0.8 This SPG is also prepared in the context of

associated Government practice guidance
published in March 2014.

LONDON’S TOWN CENTRES

0.9 London has a complex pattern of

town centres. While each town centre
performs a different function according
to the community and area it serves,
the London Plan identifies five broad
types of town centre within London:
International, Metropolitan, Major,
District, Neighbourhood/Local centres
and, within the Central Activities Zone,
a supplementary classification, the CAZ
Frontages®. The London Plan network is
illustrated in Map 1.1.

0.10 London also contains Strategic Outer

0.11

London Development Centres (see
section 7). These are locations in outer
London or adjacent parts of inner London
with one or more specialist strategic
economic functions of greater than sub-
regional importance.

London has strong functional linkages
with the wider south east of England.
Flows of expenditure on retail and leisure
cross the metropolitan boundaries and are
also influenced by commuting patterns to
workplaces. Distribution networks servicing
the retail, leisure and business functions
of London’s town centres are complex
with many supply chains originating from
outside London. These interrelationships
are considered in this SPC.
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SUMMARY:
PROMOTING
SUCCESSFUL AND
VIBRANT TOWN
CENTRES

CHALLENGES AND OPPORTUNITIES

Town centres across London are facing
unprecedented challenges with major structural
changes affecting the retail industry®. The
recent recession dampened consumer spending
and longer term growth in comparison goods
retail spending is not projected to grow as
strongly as previously anticipated. Alongside
these pressures, changes in consumer
behaviour and the growth in on-line and
multi-channel retailing are having a profound
effect on town centres. Some retailers are
reconfiguring their store portfolios to fewer
and larger stores®, with highly flexible and
adaptable formats, maintaining a physical
presence in the stronger, more dominant
centres.

At the same time projected growth in London’s
population presents a significant opportunity
for London’s town centres to become high
quality, liveable places, generating local
footfall, supporting vibrant and viable town
centres with greater levels of housing and
sustainable modes of travel. Changes in
technology can also be harnessed to the
benefit of town centres including the growth
in click and collect services, the potential to
promote their leisure and specialist offers and
market their unique brand as places to visit.

LONDON’S TOWN CENTRES ARE
UNIQUE...

While parts of London, and its associated
network of town centres certainly do face some
of these challenges, the capital also has distinct
strengths and opportunities. It is unique:

- in the scale and density of its population
(almost four times bigger than much
looser conurbations elsewhere in the
country)

- in its wealth and growth prospects (little
more than an eighth of the national
population but over a fifth of its output)

- in the scale and density of the transport
and other networks which serve it,
reducing dependence on private cars

- in its diversity, international connections,
visitor base and its culturally rich and
attractive centres

- in its governance arrangements with
a unique two tier structure which
provides both a strategic perspective and
coordination to address the issues facing
town centres, and the flexibility for local
borough and partnership action to tackle
the very varied local expressions of these.




NO ‘ONE-SIZED FITS ALL APPROACH’

Town centres of different scales will be
affected differently by these challenges and
opportunities. Work by the Outer London
Commission’ suggests that the larger, attractive
centres including London’s International
centres and the stronger Metropolitan and
Major centres are those mostly likely to be able
to attract continued investment in comparison
and convenience goods retail. At the other

end of the scale, the neighbourhood and

more local centres should continue to play to
their strengths in providing local convenience
and essential services to their local resident
population.

The centres in the middle tier, including some
of the weaker Major centres and many District
centres will face the greatest challenges,
finding it difficult to attract significant new
retail investment and facing the threat of
some retailers moving out and rising levels of
vacancy. All town centres will continue to face
considerable challenges from car based, out
of centre retail and leisure development, as
well as the complexities of land ownership and
sometimes competing interests in their future®.

PROMOTING SUCCESSFUL AND VIBRANT
TOWN CENTRES

Planning has a key role to play in promoting
vibrant and viable centres and helping them to
be flexible, resilient and adaptable to change.
The London Plan and this SPG promote strong,
successful, vibrant and viable town centres

as the preferred locations beyond the Central
Activities Zone for commercial development
and intensification, including housing
development (London Plan policy 2.15).

To help town centres meet these challenges
and opportunities the following principles are
advanced in this SPG:

1. Supporting the evolution and
diversification of town centres

This SPG promotes the evolution and
diversification of town centres to support

a range of uses and activities to meet the
challenges they face having regard to the
current and potential future roles of each
centre in the London Plan network. Alterations
to London Plan policy will support this process.
However, within current London Plan policy,
there remains significant scope for boroughs
and local stakeholders to bring forward

visions and strategies for their town centres to
reconfigure and diversify them recognising:

- the potential of the International,
Metropolitan and Major centres to
accommodate growth especially in
comparison goods retailing (London Plan
policy 4.8Ba)

- the particular roles District,
neighbourhood and more local centres
to accommodate local needs for
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convenience retailing and essential local
services (policy 4.8Bb)

- the potential for centres to adapt and
evolve to becoming thriving community
hubs accommodating a diverse range of
uses including leisure, culture, tourism,
night time economy, employment and
housing alongside traditional retailing,
civic functions, community services and
social infrastructure (policy 2.15Cc)

- the specialist roles of some centres, for
example in niche retailing, street markets,
arts, culture, tourism, entertainment and
the night time economy (policy 2.15Cc,
paragraph 2.73 and policies 4.5-4.8)

- the potential for reconfiguration of
uses including, where appropriate, a
more focussed and vibrant retail core,
whilst supporting greater flexibilities to
non-retail uses with active frontages
particularly in secondary areas

- the need for a co-ordinated approach
to redevelopment to accommodate
economic and housing growth through
intensification (policy 2.15Cb) and for
responsive local policies to manage
change in primary shopping areas and
primary and secondary frontages (policy
2.15Da).

Further guidelines on the different mix of
uses that can make up vital and viable town
centres are set out in Section 1 of this SPG
including guidance on the release of surplus
office capacity, measures to support viable
community pubs and managing clusters of
activity, including betting shops and hot food
takeaways.

2. Delivering mixed use housing
intensification

Strategies for town centres should be proactive
and investigate the scope for intensification

at higher densities including for residential
development (London Plan policy 2.15Chb).

Implementation of policy to secure the
diversification and housing potential of town
centres through mixed use intensification
should support a strategic and co-ordinated
approach to development and regeneration,
rather than piecemeal incremental changes of
use from ground floor retail to residential. Draft
further alterations to the London Plan (FALP)
set out further proposals to support the
planned redevelopment and reconfiguration of
town centres. Careful consideration of prior
approvals for permitted development change of
use from retail to residential will be required to
ensure that it does not undermine the future
sustainability of centres including their
potential for housing intensification and mixed
use development.

Intensification of development will depend on
good public transport accessibility. Embedding
more sustainable travel modes, access and
servicing must be reflected in local policy and




implementation. GLA research (Accommodating
Growth in Town Centres) provides examples of
how this approach might be applied to town
centres in the current context of demand for
town centre uses and the opportunity to deliver
housing. This may require greater flexibility

and innovative approaches to land assembly
including where appropriate through the
compulsory purchase process (London Plan
policies 2.7, 2.15).

Delivering intensification, including mixed use
development and housing can be supported
through new models or mechanisms for

town centre investment, housing delivery

and ongoing asset management. Potential
mechanisms include town centre investment
models, private rented sector (RPS), Real
Estate Investment Trusts, Local Asset Backed
Vehicles, Tax Increment Financing, Direct
Funding and Housing Zones. Further details are
set out in Section 2 of the SPC.

3. Quality Matters

The quality of development and environment
is of paramount importance if town centres
are to be successful places to live, work and
visit and attract investment. Issues of quality
should be integral to strategies to re-imagine
and regenerate town centres as community
hubs with a diverse range of services and

an increased residential population with an
improved quality of life.
Section 3 of the SPG provides guidance on a
range of matters including:
- public realm
- safer town centres
- planning for lifetime neighbourhoods and
under-served areas
- improving access and inclusion in town
centres
- supporting small shops and street
markets
- sustainable town centres and the
response to climate change.

4. Promoting Accessibility and Connectivity

Outside central London, town centres are
among the most accessible locations by public
transport. As such they can support high trip
generating uses at higher densities than areas
with lower public transport accessibility.
Improvements in public transport access will be
delivered through a range of transport projects
and interventions identified by the Mayor in
the London Plan and Transport Strategy, many
of which will be of direct benefit to London’s
town centres such as Crossrail 1 and 2,
Thameslink Programme, tube upgrades and
improvements to the bus network.
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Local connectivity is a key determinant for the
liveability of an area — as well as the economic
health and vitality of town centres across
London. Initiatives such as ‘Legible London’
and “better streets” can be used to improve
wayfinding and deliver physical improvements
that improve the accessibility of town centres
and ease of movement for pedestrians.
Boroughs also have a crucial role in supporting
the Mayor’s vision 2020 for cycling through
collaboration with TfL and the GLA to
implement the central London Grid, Quietways
and ‘mini Hollands’.

London’s strategic roads and the national road
network, play an important economic role by
supporting the movement of goods, services
and people to, from and within town centres.
In setting out the London street-types family,
the Mayor’s Roads Task Force seeks to strike
an appropriate balance between the movement
and place functions of each street type as

well as support the functioning of the wider
network.

Guidance is provided on the flexibility, focused
on parts of outer London, in London Plan
parking standards to ensure they can be
tailored at a local level to meet the needs of
individual outer London town centres. This
reflects the different characteristics, public
transport accessibility levels and aspirations of
different places. For example between mini-
Hollands and other outer London centres which
face significant competition from out of
London centres. Where there are identified
issues of town centre vitality and viability,
Policy 6.13E(c) provides for a more flexible
approach to the provision of public car parking
in outer London to serve the town centre as a
whole and support its regeneration.

Further guidelines on accessibility, connectivity
and parking are set out in Section 4.

5. Town centre regeneration and initiatives

The strategic principles in this SPG to support
the diversification and housing intensification
of centres in line with London Plan policies
2.15Cb and Cc, alongside improvements to
quality and accessibility, will help to drive
footfall, town centre viability and regeneration.
These measures can be complemented by
strategies for Regeneration Areas, Opportunity
Areas and Intensification Areas together with
regeneration funding, resources and initiatives
including Business Improvement Districts.
The Mayor wants to make London an even
better place to live and work. To do this town
centres and high streets need to be hard
working, resilient, innovative and growing. This
is why the Mayor is investing £175 million in
bolstering London high streets. The Mayor is
looking at the case for further investment and
propositions for future regeneration activity.
Alongside this investment, boroughs and other
town centre partners are encouraged to:
- consider a range of short, medium and
long term resources, initiatives, funding
streams and partnerships to secure town




centre renewal

- secure temporary or ‘meanwhile” uses of
vacant properties

- seize opportunities to harness the
potential of the internet for the benefit
of residents, visitors and businesses in
town centres

- support proactive land assembly.

Further details are set out in Section 5 of the
SPGC.

6. Proactive town centre strategies

The response to the challenges and
opportunities for town centres must be tailored
to each individual centre having regard to

its current and future role and function in

the wider town centre network and potential
for mixed use intensification. It is essential
therefore that local strategies for town centres
should be developed in collaboration with
strategic and local partners. Cross-border
co-operation between local authorities within
London and those outside should support

a co-ordinated approach to town centre
development.

This SPG reaffirms a strong town centres
first approach in the London Plan to
accommodating new retail, leisure and
commercial development, encouraging
development within town centres, or in well

integrated edge of town centre locations
(Policy 4.7) where car dependency is lower
and accessibility better. Given the higher levels
of car use, lower levels of public transport
accessibility and the need to tackle climate
change and congestion, the Mayor strongly
discourages out of centre development
(London Plan Policy 4.7Cd). To implement this
approach this SPG supports:

a proactive partnership approach to

accommodate identified needs for retail,

leisure and other employment space and

promote mixed use development with

housing in line with London Plan policy

2.15A and Cb

- positive steps to bring sites forward

for development through collaboration

with local stakeholders, supporting site

assembly and where appropriate use

of compulsory purchase powers (policy

2.7Ah)

- arigorous approach to sequential

and impact tests for retail, leisure

and commercial development with

sympathetic treatment of well integrated

edge of town centre sites where no

suitable, available or viable town centre

(policy 4.7Bb,c)

Implementation and progress should be
monitored closely through regular town centre
health checks. Further details are set out in
Section 6 of the SPG.
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SPG IMPLEMENTATION (SUMMARY)
- PROMOTING VIBRANT AND VIABLE
TOWN CENTRES

into use and attract investment

k work collaboratively with strategic
and local stakeholders to develop
strong and proactive visions,

Boroughs and town centre partners are strategies and initiatives for town
encouraged to: centres.
a promote strong, successful, vibrant | implement the London Plan ‘town
and viable town centres centres first” approach
b develop their role as the hub of the m develop cross-border co-operation
community, providing a sense of between local authorities within
place and identity and contributing to London and those outside to support
healthy and lifetime neighbourhoods a co-ordinated approach to town
c recognise the opportunities and centre development and monitor
challenges from changes in consumer trends in health checks.

behaviour and the growth of internet
and multi-channel retailing

d support the evolution and
diversification of town centres using
London Plan policy to support a
range of uses and activities to meet
the challenges they face

e promote flexible, adaptable and
resilient town centres

f draw on London Plan policy to
support the intensification of town
centres, particularly for mixed use
development including higher density
housing together with supporting
infrastructure (including transport,
social and digital connectivity)

g enshrine high standards of quality in
design, the town centre environment
and public realm

h deliver improvements to accessibility
and connectivity and capitalise on
this accessibility to deliver higher
density development, particularly
near to transport nodes

i note the flexibility already provided
by the Plan’s town centre parking
policies to support town centre
vitality and viability in outer London

j re-imagine, revitalise and regenerate
town centres, bring properties back
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1. SUPPORTING THE
EVOLUTION AND
DIVERSIFICATION OF

by 2031 (or 2.2% per annum compared
to 1.5% annum in the London Plan
projection).

On-line and multi-channel retailing®

TOWN CENTRES

1.0.1

In the future, town centres will need to
move beyond retail and become vibrant
centres for living, culture, shopping,
entertainment, leisure, business, civic,
community and social infrastructure. This
chapter of the SPG provides guidance
on a range of London Plan policies for
a diverse and viable mix of uses and
the beneficial impact of mixed use
development on town centre footfall,
vitality and viability.

1.1.3

The latest evidence also points to an
increasing proportion of expenditure on
retail goods being spent via the internet
and other special forms of trading
(SFT)®. The market share of non-store
comparison goods retail sales (SFT) in
London was estimated at 11 per cent

in 20117 and is projected to increase

to around 21 per cent by 20218. Some
commentators® suggest that this may be
an underestimate.

The growth in multi-channel retailing
poses both challenges and opportunities

1.1 RETAILING for London’s town centres, although the
degree to which centres are affected
1.1.1 Retailing plays a vital role in London’s will vary. Work by the Mayor’s Outer
town centres. The availability of a mix of London Commission' suggests that the
retail underpins the Mayor’s objective to more attractive, larger centres (including
promote sustainable access to goods and many Metropolitan and the stronger
services for all Londoners. It accounts for Major centres) will be best placed as
around £36bn' of household consumer competitive locations to provide multi-
expenditure in London and employs over channel retailing facilities and secure
400,000 people in the capital’. However investment in higher quality comparison
it is clear from a range of evidence and retail floorspace. Medium-sized centres,
projections® that centres can no longer including some Major centres and the
depend entirely on retailing for their majority of District centres will face the
future success and prosperity. greatest challenges to their retail base
(particularly for comparison goods).
1.1.2 Research by Experian? suggests that: Neighbourhood and more local centres,

- Expenditure on comparison retail (non-

perishable goods) is projected to increase
from around £23bn in 2011 to £41bn

by 2031 (or 3.0% per annum, compared
to 4.3% per annum in the London Plan
projection).

- Expenditure on convenience goods (food

and drink) is projected to increase from
around £13bn in 2011 to over £19bn

which play an important role in providing
every day, top-up convenience goods
and services, should continue to play to
these strengths.

Alongside these trends, growth in

the use of “click-and-collect” services
should be considered. When estimating
floorspace requirements in retail needs
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assessments it will be necessary to adjust
the market share of non-store retail
sales to take account of the fact that a
proportion of internet sales are fulfilled
by “in-store” pickers for home delivery.
For the London-wide study, Experian
make an allowance for this by reducing
the SFT shares by 25 per cent for
comparison goods and 70 per cent for
convenience goods. There remains great
uncertainty with regard to the likely
level of growth in SFT and the trends
and forecasts should continue to be
monitored closely and reflected in local
retail need assessments.

Retail floorspace demand to 2036

1.1.6

The Experian research suggests that
there is need for an additional 0.9-2.2
million sq.m comparison goods retail
floorspace in London by 2036'". This
takes into account growth in spending
by London’s population, commuters
and tourists, and making allowances for
retailers making more efficient use of
existing space (1.9 per cent per annum)
and the deduction for growth in SFT
(adjusted for sales fulfilled in-store).
When schemes in the planning pipeline
are factored into the analysis, London
could still need an additional 0.4-1.6
million sq.m comparison goods retail
floorspace by 2036. These projections
are lower than those prepared to
inform the adopted London Plan which
contained forecasts of 1.8-2.9 million
sgm (gross pipeline demand) and 1.3-
2.2 million sgm (net pipeline demand) to
2031.

Experian produced alternative

development scenarios including a
‘quality” scenario which factored in
improvements to the quality of the

1.1.8

larger town centres in the network
(International, Metropolitan and Major
centres). Table 1.1 below summarises
the latest strategic projections for
comparison goods floorspace need from
Experian under the baseline, pipeline
and quality scenarios. The distribution
of the gross demand projections are
summarised in Table 1.2 which shows
that 36% of the baseline need is in outer
London, 18% in inner London and 46%
in central London.

The Outer London Commission'? notes
that the Experian scenarios still point
to substantial quantitative retail need
in London overall (although less than
projected in the previous research
that informed the 2011 London Plan).
The Commission urges caution on the
‘pipeline scenario” since it is inevitable
that not all of the pipeline schemes
will be built out and thus the need for
additional comparison retail floorspace
is likely to exceed that indicated under
this scenario. For all scenarios the
Commission considered that it is more
appropriate to plan on the basis of
‘gross’ rather than ‘net” need. This is
because a large part of vacant retail
space is either obsolete or not fit for
modern retail purposes and therefore
may not absorb the demand for new
space (which is assumed in the ‘net’
scenarios’). Rather, it is considered
more likely that the additional

demand will come forward as new or
redeveloped/ reconfigured floorspace
to meet London’s qualitative (as well
as quantitative) need. This will need
proactive planning to accommodate
growth in town centres, and where
appropriate new centres in Opportunity
Areas, having regard to the impact of
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polarisation and restructuring of retailing
in the capital.

Further details of the scenarios are
provided in the Experian report,
including interactive tables which allow
calculations of need at borough and
town centre level including sensitivity
tests. The Outer London Commission
and Experian work suggests that the
gross total demand for comparison
goods retail will be distributed unevenly
across London and its town centres.

Many centres, particularly the larger,
stronger centres, will attract gross new
development. However, the research
suggests that in parts of the capital
there are local surpluses of retail
floorspace capacity, including poorly
configured space that is not fit for
modern retailing needs. Whilst many
centres will still attract new investment
in retail space, in net terms there may be
reductions in overall comparison goods
retail floorspace in some centres.

TABLE 1.1 COMPARISON GOODS RETAIL FLOORSPACE NEED PROJECTIONS 2013-2036
(GROSS/NET)"

Scenario

Baseline (excludes pipeline
schemes)

Pipeline (including

1.6

committed schemes)

Quality (includes pipeline
and uplift in quality)

Source: Experian Business Strategies

Gross need
million sq m

Net need
million sq m

0.4

TABLE 1.2 COMPARISON GOODS RETAIL FLOORSPACE NEED PROJECTIONS 2013-2036
(GROSS)

Outer London

Inner London (excl. CAZ) 0

London

Source: Experian Business Strategies

Baseline Pipeline Quality
(sqm) (sqm) (sqm)
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1.1.10 The implications of the contraction in

1.1.71

the growth rate in projected demand for
comparison goods retail floorspace is
being considered in an alteration to the
London Plan. However, within current
London Plan policy, boroughs should
continue to assess the need for new
comparison and convenience goods in
line with LP policies 4.7 and 4.8 having
regard to the 2013 Experian study.

Having regard in particular to London
plan policies 2.15Cb and 4.8Ba/b,
London’s town centres should

adapt their retail offer, diversify and
accommodate housing (see section 1.4
and section 2) to attract footfall and
sustain their vitality and viability. This
process of change can be managed
through supportive local plan policies,
town centre area action plans and site
allocations as well as through policies
for primary shopping areas and primary
and secondary frontages in line with LP
policy 2.15Da.

Local plans and assessments of need for
retail floorspace

1.1.12 Experian’s consumer expenditure and

comparison goods retail floorspace
need estimates provide the strategic
context for local retail (and leisure)
needs assessments in line with London
Plan policy 4.7, the NPPF and practice
guidance. The estimates are based
upon the consultant’s broad, strategic
assessment of floorspace requirements.
Local authorities are advised to:

- test the strategic estimates of need

through more refined, local level studies

- investigate potential sources of capacity

at specific centres to accommodate the
overall need for retail floorspace.

1.1.13 In particular, Local Plans and associated

local assessments of comparison and
convenience goods retail need in London
should take into account:

- the projections and findings associated

with the strategic study and update the
demographic and consumer expenditure
assumptions as new information becomes
available

- robust and up to date estimates and

projections of on-line, multi-channel and
other special forms of trading, factoring
in SFT sales from retail stores

- local factors including the quality of

the retail offer and resident shopping
patterns (evidenced through household
surveys for example)

- cross-horder flows of resident

expenditure across borough boundaries
within London and across boundaries
with the wider south east of England

- locally sensitive estimates of commuter

and tourist spend

- locally sensitive estimates of town centre

turnover, baseline sales densities and
projected floorspace efficiency growth

- the potential trade draw from retail

developments in the planning pipeline
(in particular when considering retail
capacity and cumulative impact)

- accessibility by walking, cycling, public

transport and private modes

- the mix of convenience and comparison

goods retailing floorspace in superstores
and supermarkets

- the extent to which shops may be under

and over-trading; and

- areas that are under-served by shopping

facilities (see section 3.2), paying
attention to both the availability of
different types of goods and services,
and how accessible they are.
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Developing the retail mix in town
centres 1.1.16 In 2014 Government amended the

GDPO to allow flexibilities between

1.1.14 To be competitive, promote choice and planning use classes to support

add vitality and a distinctive offer, town
centres should support a good balance
of different types of multiple and
independent retailers providing access to
a range of local services. Boroughs are
encouraged to:

- plan for a strong retail mix in terms of
range, size, quality and rentals

- support specialist shopping with good
quality, differentiated product offers;
and niche retailers targeting very specific
product markets

- meet identified demand for small shops
(see section 3.4) and lower threshold
enterprise space (see section 1.3)
suitable for start-up businesses and
independent retailers, particularly in
secondary frontages

- support the range of street and other
types of markets (see section 3.5);

- manage conversion of smaller shops to
larger units where appropriate

changes of use between retail uses to
new homes'®. The Mayor is concerned
that the unmanaged, pepper potted
conversion of shop units to low density
housing is likely to cut across the
planned approach to comprehensive,
managed release proposed by the Outer
London Commission'™ and draft FALP to
deliver substantial, high density, retail or
residential led mixed-use redevelopment
in larger centres (Metropolitans and
some Majors); consolidation of retail
frontages through residential led mixed
use development in medium-sized
centres (some Majors, and the majority
of Districts); and ensuring the availability
of viable convenience retail and service
functions in Neighbourhood and more
local centres. It is also important to
consider how it might be possible to
secure necessary funding for transport
investment in the context of this new
flexibility.

Government changes to planning use

class orders
1.1.17 For consistent interpretation in

1.1.15 In 2013 the Government extended the London, it is considered that the term

scope of “permitted development” by
removing the need to apply for planning
permission for many changes of use
that previously required it. This included
new temporary permitted development
rights to allow new retail, financial

and professional services, restaurants,
cafes and businesses to open for up to
2 years in buildings designated as A1,
A2, A3, A4, A5, B1, D1 or D2 classes
(shops, financial services, restaurants,
pubs, hot food takeaways, business,
non-residential institutions, leisure and
assembly).

“key shopping areas” in the Statutory
Instrument includes those parts of town
centres defined in Local Plans as primary
shopping areas, primary and secondary
frontages, and neighbourhood and
more local centres (policy 2.15Da).
When determining applications for prior
approvals for change of use from retail
to residential, boroughs are encouraged
to take into account the impact of
proposals on:

- the vitality and viability of town centres

including CAZ frontages (London Plan
policy 2.15Ca)

- the potential for a co-ordinated approach
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to housing intensification in town centres
(London Plan policy 2.15Cb), having
regard to the approach advanced by the
Mayor’s Outer London Commission (see
Section 1.4 and Section 2 of this SPG)

- the availability of local convenience
retailing and essential services (London
Plan policy 4.8Bc).

SPG IMPLEMENTATION 1.1

Boroughs and town centre partners are
encouraged to:

a Promote a viable and diverse mix
of retailing including independents,
multiples and specialist provision to
meet identified and projected needs

b Assess the realistic level of
demand for new and reconfigured
retail floorspace in local retail
capacity studies having regard to:
consumer expenditure projections
(comparison and convenience goods);
demographic projections; up-to-date
estimates of growth in on-line and
multi-channel retailing; improvements
to the productivity of retail
floorspace; the committed pipeline
of retail floorspace development; and
the role and function of town centres

¢ Understand the changing qualitative
need for retail floorspace including
that for modern, fit-for-purpose retail
floorspace

d Reconcile local assessments of retail
demand with the latest strategic
London-wide assessment for
comparison goods retail

e Develop proactive local plans and
policies to accommodate projected
demand for retail floorspace
(including improvement in quality
of space) through mixed use
redevelopment within primary

or viable secondary town centre
frontages or on well integrated edge
of centre sites

f where retail floorspace is in over-

supply, develop local policies in

line with London Plan policy to
manage changes to non-retail uses
particularly in secondary and tertiary
frontages and support mixed use
redevelopment including housing

g keep local plan policies under regular

review to allow town centres and the
mix of retail uses relative to cultural,
leisure, business, residential, civic and
community services to evolve over
time to remain competitive

h define primary shopping areas,

primary and secondary frontages in
Local Plans and take into account
the impact of Government’s retail to
residential permitted development
rights proposals on the vitality

and viability of town centres,

the potential for a co-ordinated
approach to housing intensification
in town centres and the availability
of convenience retail and essential
services.

1.2 ARTS, CULTURE, LEISURE AND

1.2.1

THE NIGHT TIME ECONOMY

London’s cultural, leisure and tourism
offer and night time activities make a
vital contribution to the economy and
the vitality and viability of town centres
and should be an important component
in the evolving mix of town centre uses.
This section provides guidance on the
implementation of London Plan Policies
4.5 and 4.6 to promote and manage
leisure, tourism, arts and cultural
development/animation and the night
time economy in London’s centres and
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support inclusive access.

(i) Arts and Culture

1.2.2 Embracing art and culture is integral to

the success and renewal of London’s
town centres and enhances their
vibrancy, distinctiveness and character.
To help local authorities, town centre
managers, business improvement
districts and local stakeholders to
improve the quality and ambition

of culture in town centres the GLA
launched the “Culture on the High
Street’'® guide which:

- Presents the fantastic potential for
culture and the high street

- Proves how creative thinking can boost
the economy and jobs

- Showcases examples

Greenwich Town Centre — Strategic Cultural Area

- Shares useful resources to help sustain
cultural activities.

1.2.3 The guide includes 16 case studies
highlighting the importance of quality
and imagination and concludes that the
best results are achieved through strong
partnerships.

Strategic Cultural Areas

1.2.4 Strategic Cultural Areas (SCA) are
strategically significant clusters of
heritage sites, internationally renowned
cultural institutions and their settings.
London Plan Policy 4.5Af enables
boroughs to provide specific protection
and enhancement for SCA in light of
their local circumstances.
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1.2.5 To implement Policy 4.5Af boroughs are

encouraged to:

- identify the London Plan SCA in local

plan proposals maps

- define the special characteristics of their

SCA in local plans

- support initiatives to enhance them

and related infrastructure, for example
through:

- enhancement of the quality and range of

the visitor offer

- promoting inclusive design principles
- improvements in accessibility
- qualitative improvements to the public

realm and built environment

- enhancement of their wider settings
- extending their offer by packaging,

1.2.6

branding and marketing them together
with groups of more local/lesser known
attractions."

The Mayor will work with London &
Partners and others to develop other
strategically important clusters of
cultural and tourist attractions. New
SCA areas should be of strategic scale
and significance and contribute to
London’s iconic cultural offer. Cultural
institutions of local importance are more
appropriately identified in local plans.

Cultural Quarters

1.2.7

Boroughs are encouraged to develop and
promote clusters of cultural activities
and related uses as cultural quarters
(London Plan Policy 4.6Cc) and secure
their contribution to regeneration (Policy
2.14). This may be associated with

an anchor activity, such as a theatre,
cinema, artist studios or specialist retail
functions like galleries, antiques or craft
markets, but can also extend across the
whole town centre to create mutual
benefits for other town centre activity.

Sustained renewal and enhancement of
heritage or otherwise distinct townscape
can contribute to developing the brand
of cultural quarters. Careful town

centre management may be required to
maintain and enhance the integrity of
the quarter’s offer and brand.

1.2.8 A successful cultural quarter should:
- create an authentic cultural experience
- form the basis for sustained activity,

which may include transitory functions,
such as festivals and/or temporary
performance and exhibition space

- contribute to wider objectives around

improving the quality and economic
vitality of a town centre

- support provision of flexible and creative

workspace (see creative industries below)

- contribute to town centre and

neighbourhood based approaches to
urban regeneration (new provisions

focused on areas with deficiencies in
facilities can provide a cultural focus)

- encourage a mixture of consumption

(especially restaurants, bars as well as
retail) alongside cultural assets that are
likely to attract visitors and generate
interest

- support schools, higher and further

education where appropriate and nurture
volunteers, new talent and audiences.

Creative industries

1.2.9 London’s ‘creative industries’, such

as the arts, architecture, advertising,
publishing and leisure software are at
the global forefront of their kind and
contribute significantly to London’s
economy. The Mayor’s Culture
Strategy update'® provides examples
of how creative businesses and cultural
organisations can help shape and
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FIGURE 1.1 CULTURAL FACILITIES PROVISION IN LONDON
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. Addressing gaps in provision of cultural
Improve town centres. facilities

1.2.10 Boroughs are encouraged to: 1.2.17 Figure 1.7 illustrates in very broad

- enhance and protect creative work and
performance spaces and related facilities
in areas of defined need (Policy 4.6Ca)
- ensure the availability of a range
premises in terms of type, size and cost
for creative industries, low threshold
enterprise space and artist studios in or
around town centres as part of wider
regeneration initiatives

- support the temporary use of vacant
buildings (see section 5.2) for
performance, artistic and creative work
where possible.

terms that some parts of London may
be deficient in the current provision

of cultural facilities in London'. To
implement London Plan policy 4.6Bd,
boroughs are encouraged to identify
more local areas of deficiency in cultural
facility provision, including arts venues,
cinemas, visual arts, museums/archives,
festivals and pop-up events and consider
measures to address gaps in provision,
including policies in local plans to
enhance and protect cultural facilities in
areas of defined need.
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(ii) Leisure
realm feels safe and open to everyone.

Annex 2 of the Plan identifies the
strategically important clusters of night
time activities. These clusters can be
particularly important to local economies
and town centre regeneration.

1.2.12 London has a fast growing and relatively
young population. Demand for leisure®
is driven by demographic growth as well
as increased spending power. London
household spending on restaurants,
cafes, takeaways, pubs and wine bars
is projected to increase from £8.9bn in 1.2.15 To implement policy 4.6 local authorities
2011 to £15bn in 2036, and other leisure should:
uses are projected to increase from a gather a local evidence base on the
£3.4bn in 2011 to £8.4bn in 20367". issues/opportunities of the local NTE,

considering scale, location, timing,

mix, travel accessibility, participants

and employment of the NTE, as well as

Night time economy

1.2.13 The evening and night time economy

(NTE) can make a significant
contribution to town centre vitality and
viability. It generates jobs and improves
incomes from leisure and tourism
activities, contributing not just to the
vitality of the town centre but also
making it safer by increasing activity
and providing “passive-surveillance’.
However, it can also be associated with
noise, crime, anti-social behaviour,
community safety problems and
detrimental effects on public health,
which, without appropriate management
and mitigation, impacts on the quality
of life of local residents, workers and
NTE customers. This is particularly

the case for nightclubs, large drinking
establishments, live music venues and
late night takeaways and especially for
locations with a high density of such
establishments. Large concentrations
of late night uses may also mean places
lack vitality during the day.

1.2.14 London Plan policy 4.6 provides a

framework for local plans and other
local strategies to manage adverse
impacts, maximise benefits and
maintain an atmosphere in which
facilities are accessible and the public

other related data such as night time
pedestrian flows, crime?? and health
impacts?® (some data can be mapped
to show and monitor patterns, such

as noise complaints and anti-social
behaviour).

co-ordinate NTE management and
pursue integrated action with local
partners internally with transport,
licensing and environmental services as
well as externally including with police,
health care trusts, residents, businesses
and their customers. Management
groups should be balanced, reflecting
benefits and costs of the NTE and
strategic as well as local concerns. Any
action taken should be balanced and
integrated with various stakeholders
(see Appendix A for a checklist of
partners and integrated actions).
consider the cumulative impact of
density / high concentrations of
different types of licensed premises.
Policies can be included in local plans
to influence the scale and nature

of NTE development (use class,

time of operation, size of premises
and proportions of retail frontages

in different NTE areas®®). Any
disadvantages of concentration should
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be considered in the context of the
economic benefits arising from the
clustering of related activities.

manage saturation areas. Licensing-
based policies can be used to address
saturation (where the cumulative impact
of any higher concentration of licensed
premises would cause unacceptable
impacts on the environmental standards
or quality of life for local residents -
see policy 4.6). Policies need to be
considered carefully by licensing and
planning authorities together and
reviewed reqgularly to assess whether
they are still necessary.

explore the benefits of diversifying

the range of NTE activities which can
include extending opening hours of
existing daytime facilities such as shops,
cafes, libraries and theatres). This
enables a mix of activities in the public
realm, attracts a wider range of visitors,
including those who feel excluded from
alcohol-driven entertainment activities,
and decreases crime, anti-social
behaviour and the fear of crime (see
section 3.1).

improve inclusive access and safety for
all NTE users, in particular for those
excluded from the current offer due to
disability, cultural or other reasons (see
paragraph 1.2.24). Barriers to disabled
people participating fully in the NTE
can include inaccessible premises and
venues, a lack of accessible toilets

and facilities within the venue or
premises, along with attitudinal and
staff awareness/training issues. The
freedom to participate in night time
leisure and cultural activities can also be
constrained by worries about personal
safety. Local authorities should ensure
that policies and practices take account
of inclusion and access for disabled

and older people, as well as particular
vulnerabilities and risks that some
sections of their local community may
face in accessing the local NTE offer.
consider development of NTE ‘quarters’

where appropriate. NTE activities

can be encouraged to develop in a
specific zone or be spread more widely
depending on local circumstances. In
large centres the development of a
NTE ‘quarter” or zone can facilitate
management and planning.

undertake realistic appraisals of the

viability and roles of pubs to put their
offer to communities on a sounder basis
(see paragraph 1.2.19)

ensure NTE venues are well-served

with adequate, safe and convenient
night time transport including well-

lit, visible and easy to find licensed
minicab offices/kiosks and taxi stands
with waiting areas and night bus
stops. TfL is currently working on a
programme which is expected to run

a 24 hour Tube service on the core of
the network at weekends from 2015,
supplementing services already provided
eg night-buses, taxis and private hire.
Night time public transport needs

to be coordinated between different
stakeholders including NTE venues,
local authority planning and transport,
TfL and local minicab businesses.
Particular emphasis should be placed
on ensuring suitable scope and
capacity for public transport to convey
customers away from NTE venues at
closing time. The ongoing Safer Travel at
Night (STaN) initiative is a partnership
between the Mayor, Transport for
London (TfL), Metropolitan Police
Service (MPS) and the City of London
Police (CoLP), who are working
together to make travelling in London
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safer at night.” - Community Amateur Sports Clubs

j make the urban realm welcoming and (‘CASCs")
safe for night time users including, for - Community premises
example, through lighting, frontages - Country village pubs
avoiding solid external shutters and - Business Improvement Districts (see
passive surveillance (see also section section 5.3)
3.1

k promote excellence in the management 1.2.18 The implementation of a night levy
of town centres at night, for example within a Business Improvement District
through the Purple Flag® accreditation could mean that businesses are being
scheme. Purple Flag aims to raise asked to contribute twice for local
standards and improve the quality of services and this would be onerous on
towns and cities at night and will bring the businesses. It is considered that
positive publicity for successful centres. businesses in a BID should not have to

Night time levy contribute to a night time levy.

_ ) Public houses
1.2.16 The late night levy came into force at

the end of 2012 and enables licensing 1.2.19 Public houses (within and beyond
authorities to raise a contribution from town centres) can be an important
late-opening alcohol suppliers towards focus and entertainment venue for
policing the night-time economy. It is local communities. There is evidence
a local power that licensing authorities that a number of such facilities have
can choose whether or not to exercise. disappeared over the past 5 years”’.
It must cover the whole of the licensing The London Plan recognises that the
authority’s area. The licensing authority availability of local shops and services
chooses the period during which the levy (including public houses) is important
applies every night, between midnight in securing lifetime neighbourhoods
and 6am, and decides what exemptions (paragraph 4.48) and supports the
and reductions should apply from a list protection and enhancement of facilities
set out in regulations. and services that meet the needs of
particular groups and communities
1.2.17 All licensed premises which are (Policy 3.1B). The NPPF (paragraph
authorised to supply alcohol in the 70) supports positive planning for
levy period will be affected. Premises the provision of community facilities
that do not wish to operate in the levy including public houses.
period will be able to make a free minor
variation to their licence before the levy 1.2.20 Where there is sufficient evidence
is introduced. Licensing authorities have of need, community asset value and
the discretion to offer an exemption viability in pub use, boroughs are
from the levy to the following categories encouraged to take these policies
of premises and schemes: further to manage, enhance and, where
- Premises with overnight accommodation justified, retain public houses and to
- Theatres and cinemas inform development management

- Bingo halls decisions affecting them. These
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policies should take into account local
circumstances including:

- the continuing viability of use as a public
house

- history of vacancy

- the prospect of achieving reuse at
prevailing market values

- whether the pub has been marketed
effectively for reuse.

1.2.21 It is acknowledged that the planning

tools available are limited due to the
operation of the Use Classes Order
which allows conversions of pubs into
shops, financial and professional services
and cafes without need for planning
permission. It is understood that
Government recognises these concerns
and is considering ways to address

this matter through the Use Classes
Order. In the meantime boroughs

may consider the use of Article 4
Directions which can be used to remove
permitted development rights in specific
circumstances. Community pubs may
also be identified locally as a valued
community asset under the Community
Right to Bid which gives communities
powers to save valued community assets
where they are threatened with closure.

Live Music Venues

1.2.22 Live music venues can be part of the

infrastructure that nurtures culture
and social interaction in town centres.
However, such venues can be challenged
by property values, land pressures and
local opposition to noise and anti-
social behaviour, to the point where
many small and medium-sized music
venues are facing closure. The City is
Built to Music?® outlines some of the
mechanisms that can be used to help
protect and support live music venues.

1.2.23 Most decisions that affect small and

medium sized music venues are taken
locally. To implement London Plan
policy 4.6 and in preparing local plans,
boroughs are encouraged to:

- enhance and protect creative work and

performance spaces and related facilities
especially in areas of defined need

- balance the strategic city-wide benefits

of live music venues and their value to a
wider geographical set of users alongside
local planning considerations

- recognise live music venues as part of a

broader cultural offer which contributes
to the diversity of night time uses in
town centres and manage these in terms
of London Plan policy 4.6Cf

- ensure that live music venues are

inclusive and accessible for disabled
people

- consider how new development

(particularly those with residential
elements) proposed near to existing live
music venues should include measures to
mitigate potential nuisance from venues

- consider the need for related space for

rehearsals, and for making, learning
about and performing music.

Inclusive leisure

1.2.24 Proposals for leisure, culture and

entertainment uses, including
refurbishments to existing uses, should
ensure that the highest standards of
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accessibility and inclusion are achieved
(see London Plan policy 7.2) and take
into consideration age, disability, gender
and cultural choices. Despite significant
improvements in the accessibility

of many of London’s leisure and

cultural facilities in the last 10 years,
disabled people are still less likely to
have participated in cultural activities
compared with non-disabled people®.

1.2.25 Leisure providers should:

- provide/ improve access for disabled
people to facilities and services. This
could include improving staff awareness
training, improving physical access to
premises facilities and services, and the
provision of suitable accessible toilets
and ‘Changing Places’ toilets (see section
1.5)

- make appropriate transport arrangements
including access to black cabs and
suitable kerb arrangements, upstands

to taxi ranks (to allow the use of ramps)
and designated disabled persons parking
(see London Plan Table 6.2, Parking
Addendum to Chapter 6)

- provide suitably designed, inclusive and
accessible viewing areas and information

- ensure that leisure facilities are accessible

and inclusive throughout, well lit and
provide suitable signage and wayfinding

- maintain lifts and other facilities.

1.2.26 Case studies, best practice and further

information on increasing accessibility of
leisure and cultural uses can be found in
Appendix G and in the draft Accessible
London SPG (2014).

Clustering of uses

1.2.27 The London Plan supports and promotes

the contribution to London’s economy
made by specialist clusters of economic

activity including leisure uses. Clustering
of particular uses in town centres can
provide a visitor attraction, promote
regeneration and boost economic
growth and employment, provided it is
managed effectively and does not reach
saturation levels beyond which it has
unacceptable negative impacts. There
may, however, be occasion for requlation
through the planning system, if this
concentration has a significant negative
impact on the objectives, policies or
priorities of the London Plan such as a
centre’s:

- broader vitality and viability (policy 2.15

Ca)

- broader competitiveness, quality or

diversity of offer (policy 2.15 C ¢)

- sense of place or local identity (policy

2.15A0)

- community safety or security (policy 2.15

Cf)

- role in promoting health and well-being

(policy 3.2D)

- success and diversity of its broader

retail sector (policy 4.8) or its potential
for applying a strategic approach to
transport and land use planning by
reducing the scope for “linked trips”
(policy 6.1).

1.2.28 If the concentration of a use has

reached saturation levels where the
negative impacts outweigh benefits,
local authorities can set thresholds at
this level of saturation (i.e. the number
or proportion of permissions or units for
this use within a defined area), beyond
which no further permissions will be
granted that will breach this threshold.
Local authorities are also encouraged to
work together with local stakeholders to
assess and manage any negative impacts
through town centre management plans
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where appropriate.

Betting Shops

1.2.29 Across London there is an urgent need

to enable local planning authorities

to control the proliferation of betting
shops and to address the implications
this can have for maintaining the vitality
and viability of town centres, and for
protecting their amenity and safety.
There is real concern that the current
planning treatment of betting shops,
reinforced by changes to the licensing
system following the Gambling Act
2005, have prevented sensible action to
address these issues.

1.2.30 There are genuine planning issues

affecting amenity, community safety,
diversity of uses and the continued
success of town centres which justify
allowing planning authorities to consider
the merits of proposals for betting
shops. Betting shops are different in
planning terms from the other types of
use in the A2 class; they have different
hours of operation from other uses
covered in A2 (typically they open seven
days a week for up to twelve hours a
day — rather longer than the typical
financial/business use), with different
impacts on local amenity. It is recognised
that the planning system can only be
used to secure land use objectives. It is
also recognised that there are current
limitations in the ability of boroughs to
control betting shops by virtue of their
A2 use classification.

1.2.31 The Mayor has called for a change in the

treatment of betting shops in the Use
Classes Order. Some London boroughs
have considered using measures such as
Supplementary Planning Documents®

or Article 4 Directions®'. Boroughs

also have current powers to reject
applications for betting shops where
there are local concerns about the
impact on an area. The London borough
of Newham has been at the forefront in
using these powers in November 2013
when it imposed a number of license
conditions on a betting shop over
concerns that it attracted crime, disorder
and underage gambling.

1.2.32 In April 20714 Government proposed a

smaller planning use class containing
betting shops which will mean that in
future where it is proposed to convert

a bank, building society or estate

agent into a betting shop, a planning
application will be required. In addition,
the Government will remove the ability
for other premises such as restaurants
and pubs to change use to a betting
shop without planning permission. All
changes of use to a betting shop will
therefore require planning permission in
future. The Department for Communities
and Local Government will consult on
the detail of these proposals as part of a
wider consultation on change of use in
summer 2014.

Hot food takeaways

1.2.33 Hot food takeaways are increasingly

part of London’s culinary culture and
takeaway outlets contribute to economic
development, provide a convenience
service to local communities and

create local jobs. On the other hand,
consumption of fast food can have
significant negative side effects on

the local environment and on people’s
health such as risk of cardio vascular
disease, obesity and type two diabetes.
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1.2.34 There has recently been some concern

at the clustering of hot food takeaway
outlets, particularly where these
concentrations have a significant
negative impact on town centre vitality
and viability, diversity, noise, odour,
litter and community safety. Government
practice guidance contains a new
dedicated section stressing that health
issues must be considered in local plans
and decision making.

1.2.35 The GLA Food Team has developed a

“takeaway toolkit3? which contains three

main recommendations for boroughs:

(i) making food healthier -
working with takeaway businesses
and the food industry to make
healthier fast food

(ii) starting them young - schools
should have strategies to reduce
the amount of unhealthy food
children eat at lunch and on their
journey to and from school

(iii) planning for health — use
regulatory and planning measures
to address the proliferation of hot
food takeaway outlets.

1.2.36 The toolkit includes an overview of the

research and evidence on the impacts
of hot food takeaways with guidance
on how to address situations where the
clustering and/or proliferation of these
uses is putting the vitality and viability
of centres at risk as well as research
and evidence on public health impacts.
A number of boroughs have already
introduced innovative planning guidance
which seeks to control the opening

of new premises close to vulnerable
populations such as school children.
The GLA toolkit also highlights how
boroughs can work with businesses

to make their food healthier through
engagement with schemes such as the
Healthier Catering Commitment which
has also received support from the Food
Board and the GLA Health Team.

Pay day loan shops

1.2.37 Pay day loans can be accessed online or

increasingly in outlets situated in high
streets and shopping parades. There
appears to be a correlation between

the number of pay day loan outlets

and the level of deprivation of an area.
Growth in the number of these outlets
has given rise to concerns in some parts
of the capital®. Commonly, high street
payday loan shops offer other services,
including pawnbroker facilities or the
buying/ selling of second hand goods.
Starting from April 2014, Government
has introduced a number of requlations
to the industry around advertisements,
roll over of loan payments and fees.
Where planning permission for change
of use is required boroughs can help to
limit the growth of payday loan shops by
resisting such uses where they will result
in an over-concentration and where they
could impact on the amenity, character,
diversity and/or function of an area.
However, the ability of boroughs to

do so is limited as pay day loan outlets
currently (June 2014) do not constitute
a distinct Use Class.

(iii) Tourism

1.2.38 In 2012, London attracted nearly 28

million overnight visitors, comprising

16 million from overseas and 12 million
from the UK.3* Tourism spending is a
major contributor to London’s economy
and can provide an important boost to
town centre employment, vitality and
viability and encourage a wider range of
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local facilities that can also be used by
local residents.

1.2.39 To implement London Plan Policy 4.5,

boroughs are encouraged to work with
the tourist industry and London &
Partners to identify opportunities such
as accommodation, attractions and
transport. Recent research® by the GLA
confirms the London Plan 40,000 hotel
bedroom target (Policy 4.5Ab).

1.2.40 London Plan policy 4.6 gives positive

encouragement to the provision of
tourist related facilities in town centres,
especially in outer London and where
they can contribute to regeneration
and town centre renewal. Boroughs are
encouraged to:

- support and promote facilities in town
centres to strengthen their leisure,
culture and tourism role, encourage way-
finding and adopt a proactive approach
to managing the negative impact of high
volumes of visitors

- support facilities for business tourism

to secure London’s success as an
international business location

- engage with stakeholders (such as town
centre managers, businesses, agencies,
local residents, the council and visitors)
and develop a visitor management

plan to capture the economic benefits
of tourist activity, enhance the visitor
experience and address potential
negative impacts of tourism on local
residents, businesses, parking, traffic or
the environment.

the London Plan (policies 4.5 and 7.2).
Research by Live Tourism*® and Grant
Thornton*” confirmed that many disabled
people find it difficult to find suitable
and affordable hotel accommodation

in London. Only around half of current
demand for accessible hotel bedrooms is
met, with less than 2 per cent of existing
stock accessible. Demand for accessible
rooms is likely to increase in the future,
as barriers to access and participation
reduce and as demographic trends lead
to an increase in the number of disabled
people.

1.2.42 All new hotel developments should

help to address this shortage. Local
authorities should:

- ensure that at least 10 per cent of new

bedrooms are accessible and suitable for
disabled people

- draw on Appendix B for guidance on

accessible and inclusive hotel design and
provision

- promote the highest standards of

accessibility and inclusivity in all new
hotel proposals (London Plan policy 7.2)
and in renovations of existing stock

- ensure that suitable levels of designated

disabled persons parking are provided

- include policies in their local plans that

encourage applicants to submit an
Accessibility Management Plan (AMP)
with their planning applications (see
Appendix B), to ensure that accessibility
policies, practices and procedures are
articulated clearly by the hotel, are in
place and meet expectations.

Accessible hotel provision and
accessibility management plans

1.2.41 Improving the availability of hotel
accommodation that is genuinely
accessible to all is a particular priority in
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SPG IMPLEMENTATION 1.2 - ARTS,
CULTURE, LEISURE AND THE NIGHT
TIME ECONOMY

Boroughs and town centre partners are
encouraged to:

a encourage the integration of culture,
creativity and good design into the
built environment, having regard
to those areas deficient in cultural
provision and drawing on best
practice across the capital

b identify and define the special
characteristics of Strategic Cultural
Areas and support initiatives to
enhance them

¢ support the development of London’s
creative industries in town centres

d develop and promote clusters of
cultural activities and related uses
as cultural quarters, particularly to
support regeneration

e encourage and support creative
performances and exhibitions in
public spaces

f manage the night time economy
(NTE) reconciling economic benefits
and the concerns of local residents,
drawing on the SPG checklist of
integrated actions

g promote inclusive access to arts,
culture, leisure and the night time
economy

h recognise and support the positive
contribution that restaurants, cafes
and other leisure uses can make to
the town centre

i manage over-concentrations of
activities, for example betting shops,
hot food takeaways and pay day loan
outlets

j take forward London Plan and
NPPF policy to retain, manage
and enhance public houses where

1.3

1.3.1

there is sufficient evidence of need,
community asset value and viability
in pub use and undertake realistic
appraisals of the viability and
roles of pubs to put their offer to
communities on a sounder basis

k enhance major clusters of visitor
attractions and related infrastructure
and develop visitor management
plans to secure positive outcomes
whilst addressing potential negative
impacts arising from high visitor
volumes

| improve the availability and
accessibility of visitor accommodation
drawing on SPG guidance on
accessible and inclusive hotel design
and accessibility management plans.

BUSINESS AND EMPLOYMENT
SPACE

This section of the SPG provides
strategic guidance on town centres as
locations for employment space®, with
specific reference to offices, industrial
use and emerging forms of workspace
and activity.

(i) Offices

1.3.2 Offices can play an important role in

defining a centre’s economic function

as well as generating footfall and
supporting vitality and viability. These
office based roles are changing however,
and the spatial planning process has

a key part to play to manage this
process so that it enhances centres’
attractiveness as business locations in
response to identified occupier needs.

1.3.3 The office market beyond central

London (Central Activities Zone (CAZ)
and Canary Wharf/the north of the Isle
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of Dogs) is subject to a complex
combination of factors which, over the
long term, look likely to reduce
strategically significant office investment
across parts of the area. London Plan
policy 4.2 supports the consolidation
and extension of the strengths of diverse
office markets beyond central London by
promoting their competitive advantages,
focussing new development on viable
locations with good public transport,
enhancing the environment and
supporting managed conversion of
surplus capacity to more viable
complementary uses. It is essential that
the local expression of this policy is
taken into account to effectively
coordinate action to meet both housing
and office needs.

~ ‘ "

Ealing Town Centre office quarter

1.3.4 Of particular importance are declining

demand from historically important
large scale occupiers, such as ‘back
offices’ to serve CAZ businesses and
central government or for commercial
headquarters and administrative
activities which sought a London - but
not a central London - location. Against

this backdrop must be set strategic and
local initiatives to re-invent and re-brand
some town centres as attractive and
competitive business locations, as well as
to retain existing occupiers. In addition,
account should be taken of population
expansion which is likely to generate
new demand for local business services
requiring office space.

Developing local policy

In developing local policies to address
structural change in their office stock,
boroughs are advised to:

- take a proactive approach to office

development where increased economic
potential can be clearly identified

- undertake realistic appraisals of the

short, medium and longer term prospects
for their local office stock in light of
broader strategic assessments to test the
office development guidelines in London
Plan Annex 2

- focus future growth only on the most

competitive locations

- work with strategic and local partners

to establish initiatives to re-invent /
rebrand these locations as attractive and
competitive office centres for example in
terms of:
- transport connections, quality/
convenience of interchanges
- the quality of the local
environment and public realm
- the range, quality and
distinctiveness of their town centre
offer including leisure and retail
- synergies with existing activities,
such as education, health or
private firms

- consider where there are sound economic

reasons to retain commercial space
in town centres in the context of the
NPPF paragraph 571 including evidence
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of demand in local employment land
reviews (see also new emerging forms
of workspace and industrial capacity
below) and whether the space needs to
be in the town centre or adds value to
the centre in terms of vitality, viability or
regeneration

- monitor the impact of offices to
residential permitted development (see
paragraph 1.3.9)

- ensure that these management
initiatives cover the retention of existing
occupiers where this is viable or put in
place relocation processes to sustain
employment opportunities in more
commercially attractive locations.

1.3.6 Local plan policies related to town centre

office development and management

of the existing stock (including transfer

to other uses) should therefore be

determined on the basis of authoritative,

strategic and local evidence of:

a current and prospective levels of
economic activity

b viability (see paragraphs 1.3.7-1.3.8

below)

sustained demand for office-based

activities including for SMEs, start-ups,

incubators and studios/workspace for

creative industries

diversity of offer and clustering

advantages

local transport capacity (existing or

planned) and the impact of proposed

improvements to public transport

connectivity

f strategic site availability and

townscape considerations.

Town centre office development and
viability

137

138

Overall, locally based office employment
beyond central London is projected

to expand substantially but its “added
value” may not be sufficient to prompt
strategically significant new office
development across the area — over the
last economic cycle in outer London,
new office development typically
required a rent of more than £27 sq ft to
be viable*® and significantly more than
local occupiers are willing to pay for

the substantial quantum of reasonable
quality, second hand space. The “value
added’ by some new employment may
however support some refurbishment of
the existing stock to provide affordable
business premises in viable locations*.

A careful local balance will have to

be struck to sustain viable existing
provision; enable housing-led, mixed use
office re-development to consolidate
and modernise part of the office

stock; and to realise the significant
potential increment to housing capacity
represented by genuinely surplus offices
(Policy 2.7 Outer London — Economy).
A downturn in the office market,
accelerating release of surplus office
capacity, coupled with opportunities for
investment in affordable homes (see
London Housing Strategy) may provide
particular opportunities to facilitate

this process of mixed use, largely town
centre based, renewal.

Office to residential permitted
development rights

139

In 2013 the government liberalised
permitted development rights for
changes of use from offices to
residential but granted exemptions for
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parts of London including the Central
Activities Zone, the north of the Isle of
Dogs, Tech City (City Fringe), Kensington
and Chelsea and the Royal Docks
Enterprise Zone. In addition, a number
of boroughs have brought forward
Article 4 Directions for selected locations
to remove the permitted development
rights. The impact of the liberalisation

of permitted development rights on
town centres beyond the exempted
areas is being monitored by the GLA

in collaboration with the boroughs

realm quality

- a sensitive and appropriate approach to

office car parking (see section 4.3)

- the potential for re-positioning and

rebranding the most competitive
elements of their office offer

- the impact of office to residential

permitted development rights, and

- the need for converted surplus office

units to be made suitable for their
proposed new use (conversion to
residential can pose particular challenges
see section 1.4).

including i.mpact on occupied as well as Swaps and credits

vacant office space.

1.3.12 For the release of surplus offices, local
authorities can make use of land use
swaps and credits* to establish a more

sustainable pattern for both offices and

Managing the release of surplus offices,
land use swaps and credits

1.3.10 London Plan policies 2.7 and 4.2Ab

support the consolidation and extension
of the diverse office markets in outer
and inner London whilst facilitating the
redevelopment of surplus office space
for other uses including housing and
mixed use development.

1.3.11 The Outer London Commission report*

provides detailed suggestions on how
the release of surplus office provision
might be managed. Local authorities
should take into account:

- evidence from integrated strategic and
local studies of office demand

- the need for some lower cost office
accommodation and the scope for re-use
of otherwise surplus large office space for
smaller units suitable for SMEs

- the significance of phasing the release of
surplus office space to ensure adequate
office capacity is maintained to sustain
future economic growth*

- the importance of an attractive business
environment as part of a broader mix

of uses, good environmental and public

housing and to consolidate and improve
the quality of the office stock in selected
viable locations. The concept of credits
and swaps may be applied more widely
to other land uses, for example, in a less
viable location for office development,
a developer may propose residential
development and agree to satisfy

office policy requirements for the area
by making alternative office provision
elsewhere in a more viable location,
possibly in the form of a “credit’.

Government and other public sector
activity

1.3.13 Some town centres with lower rent office

space, especially in outer London, can
be promoted as a cost-effective place
for government and other public sector
functions and support regeneration.
New higher and further education
institutions (or satellites of institutions
based elsewhere) have the further
benefit of developing the local labour
market by helping people to improve
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their skills and employability. The Mayor
will support outer London boroughs in
keeping under review the potential for
using any relocation of Government
offices from central London to support
rejuvenation of the outer London
economy and to achieve Government’s
broader objectives for such dispersal.

relocation which would both support
transport operations whilst also creating
the opportunity for other town centre
development, including residential.

- bring forward surplus industrial sites for

transfer to other uses in site allocations
documents in local plans.

(iii) New emerging sectors and forms of

(ii) Industrial capacity within and on workspace

edges of town centres
1.3.16 In the future, new emerging sectors

1.3.14 Around 11 per cent of London’s (London Plan policy 4.10) may make an

industrial land (which includes land for
transport) is located within or on the
edges of town centres.* This capacity
can complement the function of the
town centre for public transport,
servicing and deliveries, or for small
scale employment workspaces including
creative industries.

1.3.15 Boroughs are encouraged to:

- consider their portfolio of industrial
land (including vacant industrial sites)
in the light of London Plan policy 4.4
and criteria in the Land for Industry and
Transport SPG

- consider the extent to which industrial

land within or on the edges of town
centres supports the commercial and
employment role of the town centre

- develop with TfL and other transport
providers a strategy for the provision of
transport infrastructure within and on
edges of town centres to ensure that
town centre accessibility is maintained

/ improved whilst safequarding and
promoting public transport operations,
walking and cycling and ensuring
appropriate highway access. The strategy
could include identifying any surplus land
in transport use within or on the edge

of town centres, opportunities for mixed
or joint development, consolidation or

increasing contribution to employment
in London. This includes various
activities and clusters based on science,
technology, media, telecommunications
and creative based work, and the
environmental sector. Local authorities
should monitor new and emerging
sectors and promote the provision of
suitable workspaces to meet identified
demand, including:

- standard office based, light industrial

/ R&D accommodation and “hybrid"#
accommodation which supports a
combination of these

- flexible, small scale workspaces for

business start-ups, social enterprises,
SMEs, micro-firms, artists and creative
uses in the form of home (or near-
home) working, community and business
meeting space, incubators, accelerators,
co-working spaces®, studio space®,
flexible “third space”® working and local
ICT “hubs” (see below).

1.3.17 Town centres, with typically good access

to public transport and other facilities,
are inherently suitable locations for
new emerging sectors and workspaces.
London’s town centres are also well
placed to accommodate a range of
workspaces where there is demand to
enable large, medium, small and micro-
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enterprises to develop and innovate. In
general, SMEs benefit from good market
accommodation, although in some

town centres there may be constraints
to provision relative to demand.
Measures to address this will be for local
determination in light of local supply
and demand circumstances.

INCUBATORS, ACCELERATORS AND CO-
WORKING SPACES (IACS)

The GLA commissioned in 2014 a research
of Incubators, Accelerators and co-working
spaces (IACs). The findings indicated that
IACs play an important role in the provision
of work space and support to start-up and
small businesses and encompass a wide
range of models. The mapping exercise
found IAC provision in London to be
concentrated in central London, with very
few spaces available outside zone 1 and 2.

Whilst the concept and operation of
incubators has been active for some
decades the majority of London IAC spaces
have established in the last three years.
IACs typically offer high levels of flexibility
in relation to membership and pricing,
which increase the effective ‘affordability’
of workspaces enabling start-up and small
businesses and freelancers to access office
space in London. They also generally offer
business support in the form of mentoring,
workshops and networking, whether

as integral part of membership or as an
additional extra.

Indications are that the recent rapid growth
and continual evolution that are defining
features of the current IAC market will
continue, at least over the short term.
Growth in provision is anticipated to follow

current trends — that is in close proximity
to existing hubs and transport links with
a focus on digital and creative sectors.
However with broadening appeal IAC
provision may also spread to new sectors
and to different areas of London.

Matthews Yard, Croydon: Designated workspace
(desks) and co-working spaces in cafe/ social spaces.

Collective Hub, 161 Camden High Street:
Incubates and supports growth of high-quality
start-up businesses.

(iv) Mixed use development with

commercial

1.3.18 While encouragement of mixed

use development is an important
strategic principle (see Chapter 2),

its application in locations which may
be marginal/unviable for commercial
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activity should be informed by realistic
assessment of the viability of the
commercial components of housing

led development. It has been noted
that in some of these locations blanket
application of the mixed use principle
has led to provision of premises

which have not proved attractive to
business tenants. This in turn has

had environmental implications for
local residents, and may have led to
unjustified loss of business capacity and
to sub-optimal provision of housing/
affordable housing and inappropriate
design. Equally, housing elements

of mixed use should not undermine

or preclude transport operations

or servicing and delivery activities
(increasingly being promoted outside
peak hours). Where commercial
components of mixed-use development
are viable they should be realistically
priced, actively marketed, appropriately
sized, planned, designed and fitted out
to ensure they meet the requirements of
businesses looking to occupy space.*

(v) Information and communications

technology infrastructure

1.3.19 To be competitive and support

businesses, residents and visitors, town
centres need to be suitably equipped
with information and communications
technology infrastructure. To implement
London Plan policy 4.11 in the context
of town centres, local authorities should
consider:

- the extent of local ICT infrastructure and
what they could do in partnership with
public and private partners to improve
this

- the need to improve connectivity to serve
such centres working in partnership with
other organizations such as the London

Chamber of Commerce and Industry

- the scope of business support services to

support home or near-home working by
promoting new forms of infrastructure or
locally based business support services
(local ICT “hubs”) in town centres,

- encouraging public libraries to improve

connectivity and ‘touch down’ centres
with provisions for meetings (possibly
provided by large, centrally based firms)

- consider the innovative use of data

and technology to better integrate

town centre specific systems, services
and networks including in particular
transport, utilities, health in line with the
Mayor’s SMART London Plan®.

SPG IMPLEMENTATION 1.3 BUSINESS
AND EMPLOYMENT SPACE

Boroughs and town centre partners are
encouraged to:

a take a realistic assessment of where
growth and investment is likely to
come from and plan accordingly for
private, public and social enterprise
activity

b adopt a proactive approach to
office development where increased
economic potential can be clearly
identified, focusing demand on
the most viable and competitive
business locations, having regard
to authoritative, strategic and local
evidence of sustained demand for
office-based activities, viability, local
transport capacity and townscape
considerations

¢ recognise the contribution of other
types of office location beyond town
centres (as indicated in the London
Plan) and particularly in outer London

d monitor the impact of office to
residential permitted development
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rights in collaboration with the GLA,
including the impact on occupied as
well as vacant office space

manage the release of surplus office
provision, informed by integrated
strategic and local studies of office
demand, taking into account the
impact of office to residential
permitted development, the
continuing need for some lower cost
accommodation and the significance
of phasing in this process

facilitate the redevelopment of
surplus office space for housing
including the potential of land use
swaps and credits to establish a more
sustainable pattern for both offices
and housing

promote an attractive business
environment as part of a broader mix
of uses, with a sensitive approach to
car parking and the rebranding of the
most competitive elements of outer
London’s office offer including its
town centres

consider how industrial land within
or on the edges of town centres
supports the economic/employment
role of the centre and, where surplus
to requirements, how it can best
promote town centre viability with a
mix of uses such as housing, social
infrastructure and other commercial
uses

consider the extent to which town
centres (along with outer London
more generally) lack information

and communications technology
infrastructure and whether joint
public and private sector working and
effective planning can help address
this

explore the scope and need for new
forms of infrastructure or locally

1.4

1.4.1

based business support services (such
as local ICT “hubs’, “touch down’
centres and shared workspace) and
for flexible, smaller scale workspaces
for SMEs, micro-firms, social
enterprise, artistic and other creative
uses

k consider the innovative use of data
and technology to better integrate
town centre specific systems, services
and networks.

HOUSING

Housing plays a key role in the current
life and future growth potential of
London’s town centres and is promoted
as such in London Plan policy 2.15Aa.
Housing intensification (London Plan
policy 2.15Cb) in and around town
centres can help accommodate London’s
growing population, address housing
need®' and generate footfall to support
town centre vitality and viability. This
will capitalise on the accessibility of
town centres, which underpins their
capacity for intensification and higher
density development. Housing can

also complement other town centre
activities - physically in terms of utilising
air space above commercial uses,
functionally in terms of adding to their
vitality and viability and perceptually by
strengthening the “sense of place” and
quality of life which they provide for
local communities.

Accommodating residential development
in town centres

1.4.2 Over the period 2008-2013 over

40,000 housing completions were
accommodated within or on the edges
of London’s town centres. There were
16,843 net additional housing units
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under construction within London’s
town centres at the end of March 2013
and a further 21,585 net additional
units had planning permission but had
‘not started”. Developments under
construction or with permission and not
started in edge of centre locations could
yield a further 37,200 units. Housing
capacity in town centres in identified
allocations and ‘potential” sites could
yield capacity for more than 55,000 units
over the period 2015/16 to 2024/25
and if edge of town centre locations are
included the capacity increases to more
than 97,000 units>.

The potential of town centres as
locations for residential development
(including the redevelopment of surplus
office floorspace into dwellings) should
be considered proactively in Local Plans
and town centre strategies. The draft
Further Alterations to the London Plan
(FALP) underscore this strongly. While
town centre housing can address the
needs of a range of age groups and
different lifestyles, including those of
families, higher density development
may be particularly appropriate for
smaller households. This group is likely
to account for nearly two thirds of
London’s household growth. It includes
students and younger people in general,
for whom the proximity of transport
infrastructure and nightlife would be a
key aspect of their appeal. Town centres
could also be attractive to some older
people for whom the range of amenities
and services located close by would
prove particularly helpful®. Town centre
strategies should consider the need for
supporting transport, social and other
infrastructure (see section 1.5 and
section 4) and be aligned closely with

1.44

London-wide and borough housing
strategies to ensure that developments
respond to the diverse needs of existing
and new communities.

The Outer London Commission has
explored mechanisms and approaches to
accommodate higher density residential
development in and around town
centres. Section 2 of this SPG provides
further guidance.

Housing from surplus offices

1.45

London Plan Policies 2.7 and 4.2Ab
support the planned redevelopment of
surplus office space (see section 1.3)
for other uses including housing. In

the three years to 2012, changes from
office to residential use have on average
produced almost 4,000 completed units
per annum across London®*. Research>
also highlights that, on average, the
residential unit gains arising from
planned redevelopment of surplus
offices over the last three years has
been around three times greater than
for simple conversions of offices to
residential. Planned redevelopment can
also deliver a higher standard of new
accommodation, improved residential
amenity and design quality. Boroughs
and other partners are encouraged to
take this into account when considering
potential new housing capacity from this
source.

Town centre housing and density

1.4.6

As the main nodes on London’s public
transport network, Metropolitan, Major
and some District centres typically have
higher “‘PTAL" scores (5-6) and also more
sustainable travel patterns, capable of
sustaining housing densities up to 405
units per hectare depending on dwelling
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CASE STUDY - KING’S MALL CAR PARK,
HAMMERSMITH?3¢

The King’s Mall scheme in Hammersmith
town centre will see St George West London
re-develop office buildings a and car park
to provide a mixed-use development
comprising over 400 residential units, over
500 square metres of commercial floorspace,
replacement car parking and amenity space.
The scheme demonstrates the potential

to accommodate housing growth in town
centres through intensification.

1.4.7

size (London Plan policy 3.4). At these
higher densities town centres can be
particularly important in meeting the
need for smaller households. The Outer
London Commission®” reports that town
centres can accommodate families but
this will require adequate social and
environmental infrastructure with a
consequent reduction in development
capacity. Opportunities for play and
other amenity spaces tend to be more
constrained in town centres so a lower
proportion of family homes may be
appropriate in these locations. There
may be greater scope to encourage
family-sized housing around the edges
of existing centres in the interface with
the surrounding hinterland.

A combination of smaller homes and
good public transport accessibility

1.4.8

provides significant scope to minimise
car parking provision, including
through promotion of ‘car-lite” or car
free development, helping increase
housing capacity (Policy 6.13) and
enabling in some locations more viable
development. Higher densities also
enhance the viability of car sharing
schemes and make the most of
accessible town centre locations.

The application of the London Plan
housing density matrix (policy 3.4)
should enable boroughs to enhance
housing capacity through higher
density development in and around
town centres. For general strategic
planning purposes, Transport for London
calculates the distance between the
town centre and its catchment in terms
of travel time, adding up the following
elements:

- Walk from home to public transport

access point (bus stop / station)

- Wait time
- Travel time (including interchange / wait

if applicable)

- Walk from station / bus stop to town

1.4.9

centre (the town centre is represented
not by a particular land mark but by
whatever counts as the key trip attractor
in the individual town centre, so for
example the primary retail frontage).

For more local application (for
example development management
or preparation of local plans) account
should be taken of the circumstances
of the development. The prime
consideration should be reasonable
walking distance approximating to
800m, which is usually taken to be 10
minutes walking time. This will enable
translation of a rigid 800m to a real
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time/distance, in light of the local street
pattern rather than rigid translation of
‘as the crow flies” distance.

1.4.10 The point of measurement will also

depend on local circumstances. In some
it may be the centroid of the town
centre, in others the centroid of the
primary frontage (or another point which
reflects the economic “centre of gravity’
of the frontage’s attractions, possibly
measured by rental value), and in others
the main transport hub.

of viable convenience retail and service
functions in Neighbourhood and more
local centres.

1.4.13 Boroughs are encouraged to take into

account the impact of prior approval
proposals on the potential for a
co-ordinated approach to housing
intensification in town centres (London
Plan policy 2.15Ch), having regard to
the approaches advanced by the Mayor’s
Outer London Commission and proposed
in FALP (see also paragraphs 1.1.15-

Government liberalisation of permitted 1.1.17 and section 2 of this SPG).

development rights Barriers to Delivery Taskforce

1.4.17 In 2013 the Government introduced a 1.4.14 The Mayor is concerned to extend

wide ranging package of derequlation
of national planning rules affecting
new development and changes of

use of premises including permitted
development rights to change use of
buildings from offices to residential use
(see section 1.3 of this SPQ).

1.4.12 In 2014 Government brought forward

amendments to the GPDO to allow
flexibilities to support changes of use
between retail uses to new homes*®. The
Mayor is concerned that this proposal
for unmanaged, incremental release

of shop units to low density housing

is likely to cut across the approach

to more comprehensive, managed
redevelopment proposed by the Outer
London Commission® and draft FALP

to deliver substantial, high density, high
quality residential or retail-led mixed-
use redevelopment in larger centres
(Metropolitans and some Majors);
consolidation of retail frontages through
residential led mixed use development in
smaller centres (some Majors, and more
Districts); and ensuring the availability

and realise the contribution that town
centres make to housing provision in
London and that planning approvals
there translate into housing completions.
Research® suggests that 45% of
permitted housing capacity is controlled
by agencies unlikely to build out those
permissions. The Mayor is working with
Government, boroughs and others to
address this. There is also concern that
even when housing is developed market
absorption rates can be low and to
accelerate delivery of housing there is

a need to encourage and engage with
partners who are likely to build out in
the shorter term including affordable
housing providers, and investors in

the private rented sector and specialist
provision including for students and
older people.
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SPG IMPLEMENTATION 1.4 HOUSING

Boroughs and town centre partners are
encouraged to:

1.5

1.5.1

a draw on London Plan policy 2.15Ch
to support the intensification of town
centres, including housing and mixed
use development

b capitalise on town centres inherent
public transport accessibility and
lower levels of car dependency for
higher density housing in line with
London Plan policy 3.4

¢ consider the scope to redevelop
surplus office space for new
residential accommodation in town
centres

d recognise that centres are probably
more appropriate for smaller
households, students and older
Londoners” housing and being
realistic over the trade-offs in
providing limited family housing there

e ensure that strategies for town
centres are aligned closely with
London-wide and borough housing
strategies to ensure that future
developments within and on the
edges of town centres respond to the
needs of diverse range of existing and
new communities

f take into account the impact of office
to residential and retail to residential
permitted development on the
potential for a co-ordinated approach
to housing intensification in town
centres.

SOCIAL INFRASTRUCTURE,
CIVIC AND COMMUNITY
SERVICES

Town centres, by virtue of their current
or potential accessibility by walking,

1.5.2

cycling and public transport, can play an
important role in providing convenient,
inclusive and sustainable access to
several types of social infrastructure® for
residents, workers and visitors. New or
improved social infrastructure can act as
a catalyst for town centre regeneration,
support a step change in the delivery of
housing and increase footfall for other
activities, including retail.

Specific types of social infrastructure
that are encouraged in town centres
include:

Health facilities (London Plan policy
3.17) - partnerships with service
providers including the NHS and other
health service providers will be crucial to
support service delivery and structural
change in town centres.

Education and training centres
(London Plan policy 3.18 and 4.12) -
recognising the particular requirements
of the education sector and the
importance of accessibility, town centres
can be suitable locations for these
facilities

Libraries — the refurbishment of Enfield
Town Library (see case study below)

is a good example of how investment

in a library can encourage greater use
of a town centre by all sections of the
community

Public services such as council offices,
including one-stop shop services

Post offices — important component in
meeting need for local services (London
Plan paragraph 4.48)

Public toilets - including provision
which is inclusive and accessible

for the whole community, including
older people, disabled people and
parents with babies or young children.
Stakeholders should:
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- take steps to encourage the
establishment of public toilets in
new town centre developments
and encourage businesses located
in new developments to make
their toilets available to the
general public®

- provide separate accessible baby
changing facilities and ‘Changing
Places’ toilets in addition to
accessible toilets in all town centre
locations to ensure accessibility for
the whole community.®® Detailed
guidance on the provision of
public toilets is provided in section
3.7 of the draft Accessible London
SPG

g Police shop units and community
safety facilities - The Metropolitan
Police Service has a requirement for
police shop units within town centres.
These front office functions should
provide an accessible, inclusive and
visible police presence in the high
street. Local authorities should:

- envisage a number of these in
each borough. The floorspace
requirements will vary and be
considered on a case-by-case basis
to reflect operational policing
requirements and the Local
Policing Model for the borough

CASE STUDY - Enfield Library

Copyright London First 2011

- facilitate the location of units
within key retail frontages or
community buildings such as
libraries, depending on local
circumstances

h Other social infrastructure relevant
to town centres including community
facilities, nurseries, créches, play,
recreation facilities, swimming pools,
gyms, sports centres, places of worship
and open space

i Civic facilities including local authority
town halls and departments, as well
as community and cultural uses such
as museums, exhibition spaces and
performing arts venues.

SPG IMPLEMENTATION 1.5 SOCIAL
INFRASTRUCTURE, CIVIC AND
COMMUNITY SERVICES

Boroughs and town centre partners are
encouraged to:

a consider the potential to relocate
social infrastructure and public
facilities to town centres as
opportunities arise

b support the multiple use of premises/
co-location of social infrastructure,
civic and community services with
commercial facilities to reduce
management and maintenance

Enfield won the 2010-11 Mayor's Planning Award for

"Best Built Project" for the extension, refurbishment and
remodelling an existing Edwardian library building inside

the town centre conservation area of Enfield Town. The aim
of the project was for the building to resemble a bookshop
rather than a traditional library, increase integration with the
rest of the town centre, and to attract greater use from wider
sections of the community.
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costs, improve the quality of service
and offer visitors a wider range of
choice and services (e.g. post office
functions in retail outlets)

c resist loss of infrastructure and
maximise the usage of existing
facilities

d identify locations, sites or buildings,
and financial contributions for new
provisions including as part of mixed
use development with housing

e identify alternative community uses
(where needs have been identified)
when facilities are no longer needed
in their existing use.

f consider improvement to social
infrastructure as a catalyst for town
centre regeneration

g have regard to guidance on how to
carry out social infrastructure needs
assessments in the Mayor’s draft
Social Infrastructure SPG and Housing
SPG.
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2. D ELIVERI N G this potential including any necessary

M IXE D U S E transport improvements.

HOUSI NG 2.0.2 The Outer London Commission has
commissioned work? to look at the

I NTENSI FICATI O N viability, mechanisms and design

approaches to support housing-

2.0.1 Outside central London, town centres led mixed use redevelopment and
are among the most accessible locations intensification in town centres. This work
by public transport. As such they can will also inform the examination in public
support high trip generating uses at of London Plan further alterations on
higher densities subject to capacity, this matter.
than areas with lower public transport
accessibility. To implement London 2.0.3 Criteria to consider in assessing the
Plan policy 2.15Cb, boroughs and potential for intensification in town
town centre partners are encouraged centres include:
to investigate the scope for mixed use - Existing and potential level of density of
intensification including for higher development and activity
density residential development' and - Public transport accessibility and capacity
develop proactive strategies to realise - Planned Transport improvements — to

CASE STUDY - STRATFORD?

Stratford and the Olympic
Park will be at the heart
of a new mixed use

urban district in east
London, comprising the
capital’s most important
regeneration project for
at least two generations.
Alongside the Westfield
Stratford shopping

centre (which employs
10,000 people, over
2,000 of them previously
unemployed local
residents), will be 10,000
homes. iCity’s leading
technology and digital cluster, Here East, will provide 5,300 jobs. The Olympicopolis project will
create a major new higher education and cultural district that will potentially see two world class
institutions — University College London and Victoria and Albert Museum build new sites adjacent
to Stratford waterfront.
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indicate future capacity for intensification

- Relationship with wider regeneration

initiatives

- Retail and other commercial rents — both

levels and change to indicate the demand
for the retail offer

- Vacant floorspace — as a further measure

2.1

of demand and also of under-utilisation
of the existing centre.

PROACTIVE MECHANISMS
FOR TOWN CENTRE
INTENSIFICATION

Town Centre Strategies

2.1.1

Implementation of London Plan

policy to secure the housing potential
of town centres through mixed use
intensification should support a
strategic and co-ordinated approach to
development and regeneration, rather
than piecemeal incremental changes
of use from ground floor retail to
residential.

London Plan policy 4.7A supports

a strong partnership approach to
assessing need and bringing forward
capacity for retail, commercial, culture
and leisure development in town
centres. These assessments should

be carried out in conjunction with
assessments of potential new housing
capacity in town centres and identify
opportunities for intensification and
mixed use redevelopment, including the
following large-scale single ownership
opportunities:

- Brownfield land or surface car

parking, which can improve the urban
environment, and incorporate new
parking into the new scheme

- Building above and reproviding or

renovating social infrastructure, which

can be stacked beneath residential, and
potentially alongside or on top of other
uses such as retail

- On top of large-scale retail such as

supermarkets or shopping centres, which
provide an opportunity for residential

to be located above in potentially high
volumes, particularly when they are
designed as part of new schemes

- On top of small-scale retail, where new

residential can be stacked with car
parking integrated into the design

« Redevelopment of office buildings

and associated land, which are often
large and offer scope for high density
residential. Change of use from office to
residential may not provide the optimal
physical solution or housing density

- On top of other large-scale uses, such as

bus garages.

Forthcoming Outer London Commission
research (Accommodating Growth in
Town Centres) will provide examples

of how this approach might be applied
to town centres including high level
viability appraisals. The research

has identified a range of proactive
mechanisms to support town centre
intensification which can include:

Site assembly and marketing

2.1.4

Under the NPPF, boroughs and local
town centre partnerships must engage
in positive planning for the future of
their town centres. This includes active
steps to assemble and market sites to
prospective development partners and
occupiers. By engaging town centre
land owners in local partnerships and
developing shared objectives, the
process of assembling fragmented sites
to deliver town centre schemes can help
reduce risk in delivering town centre
projects.
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Compulsory Purchase Orders (CPO) Town Centre Investment Models

2.1.5 Fragmented ownerships can be a 2.1.7
constraint on the adaptation and
intensification of town centres. Local
authorities can use CPO powers as a
development tool to assemble sites,
facilitate redevelopment and sustain
town centre regeneration through
strategic acquisitions of parts of their
town centres. Joint approaches in
negotiating with property owners and 2.1.8
establishing clear valuations as the base
line for those negotiations is an essential
part of the CPO process, as is being
realistic and managing expectations
around the likely timescales for delivery.

CPOs can also be used as a precursor to
public-private joint ventures.

Publicly owned land

2.1.6 Land within public ownership can be a
useful resource in delivering town centre
projects. The GLA, Transport for London,
boroughs and other public bodies should
consider how their land holdings can
best support town centre intensification
and regeneration.

CASE STUDY - DICKENS YARD, EALING

Example of mixed use intensification including residential

in Ealing town centre. The scheme involved widespread
consultation with local stakeholders and there was
continuity in the development process and cross-party
support. LB Ealing showed strong leadership, initiating

the CPO process to assemble sites. The scheme also
demonstrates the potential for meeting wider ambitions
around town centre regeneration, while helping to meet the
housing needs of older people.

Delivering intensification, including
mixed use development and housing can
be supported through new models or
mechanisms for town centre investment,
housing delivery and ongoing asset
management. Examples of potential
mechanisms are set out below.

Private Rented Sector (PRS)

The Mayor’s Housing Strategy highlights
that there is capacity currently still
largely untapped for long term private
finance to move into residential
development, especially for new, high
quality private rented homes which could
help accelerate the building out of large
sites including those in town centres.
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2.1.9 PRS offers a flexible form of tenure and

can meet a range of housing needs.
Substantial institutional investment in
private rented housing could provide a
new source of funding for the housing
sector, speed up delivery and increase
choice of available accommodation®.
Development of institutional PRS
homes could be particularly relevant
for town centre intensification as mixed
use developments can be held in single
ownership over time, allowing investors
the flexibility to better manage the
commercial elements.

delivered. This will be a simple plan
listing the sites in the relevant zone, the
number of homes each could deliver,
what the blockages are to delivery,
what interventions might therefore be
appropriate, and in what timeframe
delivery could be achieved. This
tightly-focused approach on delivery
and specific policy interventions and
outcomes, combined with a relatively
small geographic area of focus, is a key
distinguishing feature of a Housing Zone
compared to an Opportunity Area.

2.1.12 The Mayor, working in concert with

Direct Fundi
irect Funding boroughs, will establish a bespoke set of

2.1.10 This model involves the direct provision

of new local authority housing to deliver
additions to annual housing stock and
drive programmes to realise capacity

for affordable housing. The Mayor’s
Housing Strategy supports the removal
or revision of boroughs” debt caps which
could generate funds for a significant
increase in council house building and
help deliver complex regeneration
projects and stock improvement
programmes. The revised Right to

Buy scheme, with its larger discounts,
should also increase the amount of
capital available to boroughs to invest

in new supply. If this was coupled with
relaxation of borrowing caps, there could
be a considerable increase in housing
delivery within and around town centres.

Housing Zones

2.1.17 The Mayor wants to accelerate housing

delivery in areas with a particularly high
development potential®. These will be
designated Housing Zones. All Housing
Zones will be underpinned by a shared
delivery framework to hold partners
accountable for the numbers of homes

local policies in each Housing Zone, and
will align both its own, the boroughs’
and other partners’ resources to optimise
output. This may involve investigating
the case for targeted tax incentives,

in a similar way to enterprise zones,
lighter touch planning and effective land
assembly, including, where necessary,
the use of compulsory purchase powers.
The Mayor will work closely with
boroughs to identify the zones, and will
publish a prospectus in 2014.

Real Estate Investment Trusts (REITs)

2.1.13 REITs are property companies that allow

investors to pool their investments

with the associated risks and rewards,
without the need to own or develop
the properties individually. They can

be used to bring various property
interests under the ownership of a
single asset management entity. This
may be achieved by property owners
voluntarily or through the use of a CPO
and joint venture. Property is purchased
or exchanged for bonds secured against
the REIT. The investor partner can

raise share capital to fund investment/
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refurbishment and rental income

from the assets can be used to cover
operational costs. REITs have a potential
role in increasing the availability of
finance to fund residential development
for rent (both public and private).

Local Asset Backed Vehicles

2.1.14 Local Asset Backed Vehicles (LABV)

enable the partnership of public

and private sector organisations in
regeneration schemes. In a simple
model, the public sector body creates
a Special Purpose Vehicle (SPV) with
a private sector partner. The public
body transfers land to this partner at
market value which is then matched
by the private partner with at least an

equivalent amount of investment capital.

These investments form the equity of
the SPV. The private partner undertakes
the development and the public sector
partner receives a share of profits in
return for its land investment. Whilst
LABVs allow for risks to be shared, they
are subject private sector investment
funding criteria and can be expensive
and time consuming to establish
(needing to satisfy OJEU procurement
rules). LABVs could be considered

for town centre intensification where

a public body has a significant land
ownership.

Business rates retention

2.1.15 The Mayor supports the need to bring

forward proposals for the retention of
business rates and to use the receipts
for local regeneration including town
centres (an issue raised in the Mary
Portas Review). The Mayor will continue
to work with boroughs and other
stakeholders to secure local retention of
business rates within the capital and to

support their use to rejuvenate London’s
town centres.

Joint ventures

2.1.16 Joint ventures describe a range of

different commercial arrangements
between two or more separate entities.
The parties involved may share their
resources, expertise, land, capital,
market knowledge, talent, enthusiasm
and commitment. This approach could
be considered to help solve problems
and deliver viable development and
sustainable results in town centres.
Guidance relating mainly to public and
private sector joint ventures is set out
by HM Treasury®. The Government is
also proposing incentives for residential
development and the potential for joint
ventures with the private sector to help
stimulate both commercial investment
and housing in London’s town centres.’

Tax Increment Financing

2.1.17 Tax Increment Financing (TIF) is a

model that may be used to enable the
funding of town centre development
and infrastructure, including housing
and community regeneration projects.
TIFs would allow local authorities to
borrow against future revenue increases
for infrastructure development purposes,
based on a projected expansion in their
business rate base.® TIFs may have a

role to play when large infrastructure
investment is required to facilitate

town centre redevelopment and
intensification. TIFs may also help unlock
town centre schemes which have stalled.
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SPG IMPLEMENTATION 2.1 PROACTIVE
MECHANISMS FOR TOWN CENTRE
INTENSIFICATION

Boroughs and town centre partners are
encouraged to:

2.2

2.2.1

222

a support proactive land assembly
including use of the CPO process

b consider new models or mechanisms
for town centre investment,
housing delivery and ongoing asset
management such as PRS, Direct
Funding, Housing Zones, REITs, Local
Asset Backed Vehicles, Joint Ventures
and TIFs.

DESIGNING SUCCESSFUL
HIGH DENSITY HOUSING
INTENSIFICATION

In addition to the OLC work?, a range

of partners including boroughs

have explored how well designed
development can increase housing
capacity in and around medium sized
and smaller town centres'. These
studies outline design and development
principles to secure high quality, high
density development as well as providing
ways to balance the need for homes

of different sizes. The Outer London
Commission extended this work by
commissioning illustrations of best
practice in the design of development of
appropriate densities in different types
of location including town centres."

Reconciling the competing needs of
different town centre activities requires
sensitive and imaginative planning

and design to ensure that housing
contributes to place making and nurtures
the character of the town centre through
contextually sympathetic development,

as well as addressing specific residential
issues such as access, inclusive design,
security/safety and night-time noise.
Town centre strategies that establish

a clear and effective vision will be an
important tool in creating the right
conditions for achieving this. Mixed
use town centres providing a range

of facilities and uses in addition to
residential are encouraged.

2.2.3 Town centre development should:
- take into account the role, function and

accessibility of the town centre and its
potential for intensification (London Plan
policy 2.15Ch) when considering matters
such as scale, proportions, massing,
building lines, heights and widths

- should not dismantle the existing

community, and contribute to the
development of lifetime neighbourhoods

(policy 7.1)

- make a positive contribution to the

identity, character and distinctiveness of
the centre and respond positively to local
context (policy 7.4)

- promote the highest standards of

architecture (policy 7.6) which support
innovation in design to respond to modern
town centre requirements; promote a
positive relationship with street level
activity; and contribute to the character
and identity of the town centre

- recognise the positive contribution of

heritage assets (or the contemporary
reinterpretation of historic details) to
sustain the economic viability and heritage
significance of a town centre, reinforcing a
sense of identity (policies 7.8 and 7.9)

- take into account guidance in the Mayor’s

Housing SPG on housing standards (and
best practice) which developers should
meet in higher density developments.
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create areas that are likely to attract
anti-social behaviour and should be
avoided.

Residential entrance located adjacent to retail units
— Dalston Square

Active Frontages

2.2.4 Active frontages should be maximised
wherever development faces publicly
accessible space. Active frontages are
defined as development frontage on the
ground floor where inhabited uses are

Narrow retail unit located to wrap otherwise inactive
frontage - Broadgate Tower

Tall and large buildings
2.2.6 London Plan policy 7.7 identifies

located, with a visually permeable
elevation and a generous distribution of
entrances. The level of activity generated
can vary depending on the design of the
elevation and the use of the building.
For example, small scale retail uses are
more active than office or residential
uses, but residential uses can achieve a
degree of activity by providing a good
distribution of entrances and generous
fenestration. Uses such as cafes and
restaurants may further activate the
public realm by using the public space in
front of the building.

2.2.5 Where active frontages are not possible,

inactive uses should be carefully
interspersed amongst active uses and
be carefully located to minimise their
overall impact on the public realm.
Long contiguous stretches of inactive
frontages will undermine the vibrancy
and vitality of the town centre and

town centres as locations that may be
appropriate for tall buildings. Many town
centres also have more detailed DPDs
identifying specific locations within town
centres where tall buildings are suitable.
In preparing DPD’s local authorities
should also assess the impact of large
scale developments on permeability,
sunlight, wind, legibility and density.
Many tall building applications are
subject to environmental impact
assessment or a form of environmental
statement through which these issues
should also be thoroughly examined.

2.2.7 To accommodate growth and new

development in town centres,
developers, architects and landowners
are encouraged to demonstrate flexibility
in the scale, format and orientation

of development and make efficient

use of land including existing surface

car parking areas. This might entail




TOWN CENTRES SPG

innovations in layout, mix of uses,
stacking of uses, smaller development
footprints, reduced amounts and
reconfiguration of car parking and more
efficient servicing arrangements.

Integrating housing and large-scale

will create simple and legible entrances
to residential units and help animate
the public realm at street level. Entrance
arrangements that involve negotiating
multiple cores and thresholds should be
avoided.

retail Integrating small scale non-residential
uses and housing

2.2.8 Integrating housing and large-scale

retail development into town centres 2.2.11 The design of residential uses above

presents a number of challenges,

but if well designed can significantly
contribute to the vibrancy and vitality
of the town centre. Policies in London
Plan Chapter 7 and guidance in this SPG
set out important considerations when
developing such schemes.

2.2.9 Large-scale retail units located at ground
level should be wrapped with active uses
such as self-contained residential units,
entrances to residential cores and small
commercial units to avoid large extents

small non-residential units should take
account of the requirements of a wide
variety of commercial occupiers, and
should provide ducting for flues and
other servicing arrangements that will
allow these units to easily change use.
Water, drainage and other services
associated with the residential uses
above should also be carefully located so
maintenance and access does not
conflict with the use of non-residential
occupiers below.

of blank frontage. 2.2.12 Access to residential uses above should

2.2.10 Apartment blocks above retail units
should each have their own core
accessed directly from street level. This

CASE STUDY - CANADA WATER™

Canada Water is an example of existing ground floor
large-scale retail rebuilt and wrapped with residential,
with car parking below and residential above. Display
frontage of the retail space is used to create active
frontage along the central street. The retail space is
serviced through an internal loading bay. Residential
bin stores are next to the residential lobbies and are
serviced from the street, but with minimal frontage
exposed. Bike storage is at basement, ground, and first
floor levels. Parking for the retail is at basement level.
All cores are separately accessible at ground level from
smaller lobbies.

be carefully mediated and avoid unduly
compromising the non-residential uses.
Residential areas and entrances should
be clearly recognisable as such.
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2.2.14 Where servicing is done on plot,
servicing yards need to be wrapped in
active uses to keep them away from the
public realm and minimise the amount
of inactive frontage. Entrances to
service yards need to be designed to be
as compact as possible to reduce their
impact on the streetscape.
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2.2.15 Refuse storage should be located away
from the public realm, but be easily
accessible for collection, with sufficient
ventilation. Residential refuse storage
should be designed in to be stored in

separate compartments corresponding to

Royal Victoria, Newham individual circulation cores.

Car Parks

B
i

i

Servicing and Refuse

2.2.13 Servicing of commercial units should be
done from the street where possible and
should be minimised and managed to
reduce the negative impact on the town
centres whilst maintaining efficient and
workable servicing strategies for
businesses to operate. In order to reduce
congestion and improve safety, out of
hours servicing and deliveries should be
considered where possible.

=

2.2.16 Development should make satisfactory
arrangements for car parking (London
Plan policy 6.13) whilst taking steps
to reduce car dependency. Surface
car parking should be avoided to
make efficient use of land. On-street,
basement, courtyard, and upper floor
car parking are all suitable options,
but should have strategies to deal with
residential and retail users. Car parking

on upper floors can provide scope to

transfer residential service ducts to avoid
conflicts with retail.

2.2.17 Where large car parks are provided at
ground level they should be wrapped
with development to keep them away
from the public realm, minimise the

amount of inactive frontage and be well
secured.

2.2.18 Car parks can be provided on upper
levels as this does not impact excessively
on the quality and vibrancy of the
public realm. However, this needs to be
carefully designed to create attractive

Refuse and cycle storage interspersed amongst
more active frontage — Dalston Square




TOWN CENTRES SPG

elevations. This approach may also
provide benefits in separating water,
drainage and other mechanical and
electrical services ducting between
vertically stacked uses.

Bicycle Parking

Bicycle storage in mixed use developments
should be secure, attractive to use and be
easily accessible however, they need to

be located away from the public realm to
avoid creating long stretches of inactive
frontage. Residential bike storage for
residential uses should be located in small
clusters near circulation cores and accessed
discreetly from the street or foyer.

On-street cycle parking should also be
provided to cater for customers and visitors
of town centre attractions. This parking
requires less security and should be
focused on convenience and ease of use.
All cycle parking should be consistent with
the London Cycle Design Standards (or
subsequent revisions).

Integrating Housing with Social
Infrastructure and Schools

2.2.19 Social infrastructure such as libraries,

health facilities, and leisure centres in
town centres should be can be stacked
and mixed with other uses to optimise
the use of the site.

2.2.20 School play areas can be provided on

roof terraces or as play decks. They may
be covered or open to the air, but need
to receive good amounts of sunlight.
Schools can also make use of playing
fields in nearby public open spaces.

Ground Floor Residential in Town
Centres

2.2.21 Residential uses in town centres should
usually be located above other uses.
However residential units may be
acceptable on street level in certain
parts of town centres where there are
lower levels of footfall and where they
will not compromise the clustering of
non-residential uses and undermine the
vitality and viability of a town centre.

2.2.22 Where residential uses are located on
ground level, they need to be carefully
designed to allow good levels activity
and overlooking on to the public realm
without compromising the privacy of
the unit. Privacy strips will usually need
to be provided as well as individual
entrances to each home. Bedrooms and
other privacy sensitive uses should be
located away from the public realm.

SPG IMPLEMENTATION 2.2 DESIGNING
SUCCESSFUL HIGH DENSITY HOUSING
INTENSIFICATION

Town centre partners are encouraged

to consider how new development and
redevelopment proposals within and on the
edge of town centres can support housing
intensification in town centres in line with
Policy 2.15Chb.

Development should draw on the good
practice design principles above to secure
high quality mixed use development which
integrates high density housing, maximizing
active frontage on ground floors.
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3.

QUALITY

MATTERS

3.0.1

3.1

Having considered the need for town
centres to evolve and support a diverse
range of uses in section 1 and the
potential for town centres to deliver
housing intensification and mixed use
development in section 2, this section
addresses the implementation of
matters relating to the quality of town
centre development. Guidance covers a
range of issues including public realm;
the role of town centres in promoting
safe, healthy, inclusive and lifetime
neighbourhoods; supporting small shops
and street markets; and the role of
town centres in the response to climate
change.

PUBLIC REALM

High quality urban design, public realm
and environment are of paramount
importance if town centres are to be
successful places to live, work and visit
and attract investment. They should be
integral to strategies to regenerate town
centres with a diverse range of services
and increased residential population with
an improved quality of life.

Town centres should be safe, secure,
accessible, inclusive, connected, easy to
understand and maintain. Buildings and
spaces should be flexible and adaptable
to enable the centre to evolve over time
as well as providing opportunities for
more flexibility by time of day or day

of the week and supporting potential
for artistic and cultural animation. The
public realm, open spaces and where
relevant, parks and the ‘blue ribbon’

network of water spaces, should
contribute to the identity, attractiveness
and accessibility of town centres, provide
places to relax, interact and eat, and
help address issues such as poor ambient
noise, air quality as well as respond to
climate change'.

3.1.3 Town centre development and projects

should:

- secure high quality public realm (policy

7.5) and contribute towards an enhanced
environment, urban greening and links
to green infrastructure (policies 2.15Bg,
2.18,5.10and 5.11)

- connect walking routes and green

infrastructure to encourage pedestrian
and cycle access? and strike an
appropriate balance between the place
and movement functions of streets.

3.1.4 Providing pedestrians with pleasant,

safe and legible urban realm (London
Plan policy 7.5) in town centres is a key
factor in the success of a centre. The
Mayor set out his commitment to high-
quality public realm in London in the
document ‘London’s Great Outdoors™.
This includes the ‘better streets’,
practical guide to delivering physical
improvements that raise the quality of
the Capital’s streets. Roads and streets
are a core element of the public space in
London’s town centres. The five stages
of implementation for better streets are
shown overleaf.
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3.1.5 Town centre public realm should:

- support a safe and secure environment
at all times (see Legible London*) and
facilitate safe and convenient street
crossings

- minimise clutter by removing or merging
unnecessary signage, railings or other
street furniture

- be flexible and adaptable to allow for a
wider range of activities, events and uses
of the town centre (and the availability of
power/water to support them)

- include well-connected pedestrian and
cycle routes between arrival points and
town centre destinations

- include sufficient and well maintained
lights and pavement, and places to sit
such as benches with arm rests and back
rests, suitable for a range of people

- provide a navigable environment and
way-finding with easy to follow and
logical “shore lines” important for visually
impaired people. Shore lines are fixed

Before

Merge
functions

features which form lines or routes which
can be followed, for example a building
edge, the front of shops, or when
provided a kerb line. It is important for
people using them that these features
are clear, navigable, and unobstructed, to
allow effective navigation of the space

- include sufficent cycle parking which

is conveniently located for town centre
visitors, employees and residents, secure
and safe and easy to use.

When planning for town centre open
space, local authorities should consider:

- the open space needs of the area,

including open spaces in the London Plan
hierarchy that are accessible to the centre
- see 2013 London Town Centre Health
Check for data®

- the existing, proposed and potential

functions of open space, including for
cultural events and markets

- connecting and integrating sites and

Re-think
traffic

Recreate
Street

CASE STUDY BETTER STREETS DELIVERED: WIMBLEDON STATION FORECOURT
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green infrastructure with pedestrian and
cycle routes.®

Other design elements which can affect
the way in which town centres are used
include:

- Lighting to improve the aesthetic quality

of the night time environment and
improve safety taking into account the
needs of visually impaired people

- Delineation of boundaries providing

a clear indication of what is publicly
accessible and provide clear responsibility
for management and maintenance

« Cultural and artistic projects’ and

animation to help to engender activity,
act as a catalyst for inward investment
and help to change perceptions of an
area or raise an areas’ profile

- Consideration of whether shared space

arrangements would be beneficial, taking
into account the role and function of
the area as well as the various needs of
different user groups, including disabled
people

- Greening, water spaces and use of

landscaping to soften the visual
experience, enhance biodiversity,
manage flood risk, mitigate the effects
of overheating and provide shade and
shelter. Trees with large canopies are
particularly important in this respect.
Sustainable drainage systems can double
up as attractive landscaping elements
and surface water storage (see SPG
Sustainable Design and Construction)

- Ensuring that the town centre is

accessible by a range of transport,
especially sustainable modes, and

that the associated infrastructure
requirements to maintain and improve
the accessibility of the town centre are
met.

Safer town centres

3.1.8

3.19

A high quality, well designed, accessible
and inclusive town centre environment
can decrease crime as well the fear of
crime, which is essential for a vibrant
and successful centre with a high quality
of life and good community cohesion
(policy 7.3). The 2011 London riots

also raised concerns over the safety of
commercial and residential town centre
properties.

The design, layout and mix of town
centres uses should:

- promote pride and a sense of ownership

in town centres through public
involvement in regeneration, design or
management of projects

- reduce the opportunities for crime and

anti-social behaviour through design

- provide clear, direct and well lit routes

between arrival points such as public
transport stations or car parks and town
centre destinations

- encourage compatible mix of uses

including night time and day time activity
to create sustained activity on streets and
other public places

- consider grouping night time activities

(see section 1.2) adjacent to public
transport and ensuring that routes to/
from bus stops, taxi ranks and stations
are well lit, overlooked and active

- create natural surveillance and

continuous activity by bordering public
spaces with residential uses, street cafes,
vending stalls etc

- mix drinking establishments with other

leisure uses with later opening hours
such as theatres, cinemas, restaurants or
coffee shops

- support a variety of uses and activities

to cater for a range of town centre
users who may otherwise be excluded
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from standard commercial town centre
activities due to age or lack of money
(e.g. cultural events, libraries, learning
and community centres)

- promote road safety through good design

and lower speed limits.

SPG IMPLEMENTATION 3.1 PUBLIC
REALM

Boroughs and town centre partners are
encouraged to:

3.2

3.2.1

a take a wider approach to street
design, drawing on the “Better
Streets” toolkit and ‘Legible London’

b improve the public realm and reduce
street clutter

¢ enhance environmental quality in
individual developments, spaces and
public realm

d promote measures to support safer
town centres, reducing crime and
the fear of crime and anti-social
behaviour.

PLANNING FOR LIFETIME
NEIGHBOURHOODS

Across London the larger centres

are complemented by smaller scale
District centres which provide a greater
proportion of convenience goods and
services, and over 1,000 Local and
Neighbourhood centres which provide
essential convenience goods and
services for more local communities and
particularly accessible on foot or bicycle.
Town centres are often at the heart

of ‘walk to” lifetime neighbourhoods
(see policy 7.1)8, places where access
to public transport, basic amenities,
local shops, cultural facilities, places to
meet and relax, and green and open
spaces are within easy reach of homes.

3.2.2

323

They also serve as community hubs,
functionally and perceptually, providing
a sense of place and identity.

The Mayor will assist boroughs and
other agencies in developing lifetime
neighbourhoods by providing advice and
guidance within the Social Infrastructure
SPG and the 2014 update of the
Accessible London SPG.

In relation to town centres, boroughs are

encouraged to:

i) develop the role of town centres
(including neighbourhood and more
local centres) as the core of lifetime
neighbourhoods

ii) plan for ‘walk to” services, especially in
smaller centres to secure sustainable
neighbourhoods

i) develop the role of centres as part of
healthier neighbourhoods (policy 3.2)
and help to reduce health inequalities®

iv) promote local ownership and
occupation of public spaces; improved
pedestrian and cycling networks,
environment and attractiveness,
including links with residential
neighbourhoods; lower speed limits;
enhance the street conditions
especially safety, security and
accessibility for disabled people and
new/improved pedestrian crossings

v) provide a policy framework for
maintaining, managing and enhancing
local and neighbourhood uses,
activities and facilities, that are
inclusive and accessible, including:

- local shops and services including
convenience retail particularly in
District, neighbourhood and more
local centres (policy 4.8)

- basic amenities including
pharmacy, launderette, post
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office and bank facility/cash
point (including free-to-use ATM
services)

- health and social care facilities and
other social infrastructure

- arts, cultural, sports and leisure
facilities

- visitor infrastructure, including
accessible hotel rooms (see
Appendix B: Accessible Hotels)

- improving accessibility by and of
public transport (see section 4.2),
step-free and de-cluttered street
environment, shopmobility and
disabled persons parking and drop
off

- a mix of accessible housing types
within and around town centres
including family homes, specialist
housing for older people and
higher density dwellings closer to
public transport nodes

- improved quality, design and
affordability of housing including
generous housing unit sizes and
access to private outdoor space'
- access to employment, education
and training opportunities
especially for those in long term
unemployment and young people
not in employment or training

- play related activities for all ages
- places to meet, relax and get
involved in the community such as
cafes, restaurants, public houses,
public open spaces including
green space, clubs, places of
worship, community centres and
volunteering opportunities

- public toilets including Changing
Places WCs and accessible family
facilities, including baby-changing
facilities.

Under-served areas

324

3.25

London Plan policy 4.8Bd underlines the
need to identify areas under-served in
local convenience shopping and services
and support additional facilities at an
appropriate scale in locations accessible
by walking, cycling and public transport.
Promoting widespread access to a
suitable range of goods and services for
all plays an important part in building
lifetime neighbourhoods.

To identify under-served areas, local
authorities are encouraged to:

- make use of TfL’s accessibility models

and methodologies including CAPITAL,
ATOS (Access to Opportunities and
Services) and PTALs (Public Transport
Accessibility Level) to help identify areas
with poor access to services, especially
food shopping and the relationship with
town centres nearby (see section 4.2 of
this SPG )

- undertake retail capacity studies to

investigate consumer shopping behaviour
and assess quantitative and qualitative
need relative to existing provisions

- consider whether the existing town

centre network can be strengthened and
identify potential for viable new centres
where applicable, including local and
neighbourhood centres (see policy 2.15
and 7.1 and SPG section 6.2)

- ensure that addressing the needs of

under-served areas does not lead to
inappropriate out of centre or out of
scale retail development (see section 6.3)

- consider whether local centres can be

made more accessible, especially by
public transport, walking and cycling (see
section 4.2)

- address provision and accessibility of

goods and services in under-served areas
as part of neighbourhood-based action
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3.2.6

3.2.7

and investment in areas for regeneration
(policy 2.14).

Ensuring convenient and sustainable
access to the facilities detailed in
paragraph 3.2.3 above (policies 2.15,
4.7 and 4.8) does not imply that
individual neighbourhoods must be
self-sufficient in terms of providing all
types of facilities. Some types of facility
(for example larger superstores) will

not normally be appropriate within or
on the edges of neighbourhood and
local centres due to their scale. These
facilities should be made accessible by
public transport. Local authorities should
facilitate local development in line

with local needs while also recognising
that, cumulatively, development can
contribute to the strategic needs of the
whole borough and further afield.

Against this backdrop, Policy 4.8Bc
encourages boroughs to develop
policies to prevent the loss of retail and
related facilities that provide essential
convenience shopping and services.
These policies should take into account
local circumstances including:

- the continuing viability of a particular use
- any history of vacancy
- the prospect of achieving reuse at

prevailing market values

- whether the unit has been marketed

effectively for reuse

Access to fresh food

3.2.8

To help increase access to fresh food
boroughs can:

- support shops that provide essential

day-to-day needs (including fresh

food) for local communities in District,
neighbourhood and local centres by
providing and supporting affordable shop

units suitable for small or independent
retailers (see policy 4.9 and SPG section
3.4)

- identify areas with poor access to fresh

food (having regard to price, variety and
accessibility) in order to inform retail
policies and planning decision making

- coordinate initiatives that encourage

the provision of affordable fresh food

in locations accessible by walking and
cycling, including street markets, with
food sourced locally whenever possible.
Sustains’s Good Planning for Good

Food report'' gives an overview of some
initiatives that local authorities in London
have explored to increase retail diversity
in their areas, as part of policies to tackle
rising rates of obesity and diet-related
illness.

SPG IMPLEMENTATION 3.2 PLANNING
FOR LIFETIME NEIGHBOURHOODS

Boroughs and town centre partners are
encouraged to:

a promote healthy neighbourhoods
and develop the role of town centres
(including local and neighbourhood
centres) as the core of ‘lifetime
neighbourhoods’

b identify areas ‘under served” in
convenience retail and other essential
local services, taking into account the
needs of all people across all stages
of their lives, and develop local
criteria to assess deficiencies

¢ consider whether the existing town
centre network can be strengthened
and made more accessible to
address ‘under served” areas, and/
or whether there is potential for
viable new centres including local and
neighbourhood centres in line with
London Plan policy 2.15
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d support initiatives which promote
access to fresh food.

3.3 ACCESS AND INCLUSION

3.3.1

332

333

334

The London Plan (paragraph 7.5)
recognises that applying inclusive design
principles ensures that families with
small children, older people and disabled
people can move around, enjoy and

feel secure in their neighbourhoods,
enables everyone to participate in, and
contribute to, the life of the community.
London Plan Policy 7.2 and associated
Accessible London SPG promote an
inclusive environment.

People should have easy access by
public transport and active travel modes
(walking and cycling) to town centres,
services and facilities that are relevant to
them. They should be able to safely and
easily move around town centres and
associated neighbourhoods through high
quality spaces, while having good access
to the wider city.

The areas between sites and buildings
should also be considered. The design of
the landscaping and the public realm is
crucial to how inclusive the development
is for many people (see 4.7).
Consideration should be given to the
routes from the public transport facilities
to the entrance points. Routes and
crossing points should be legible, clutter
and step-free, and clearly identifiable.
Way finding should ensure that people
find travelling around the area easy, safe
and comfortable.

As well as ensuring new developments
are inclusive there are a range of

measures to improve the accessibility
of the existing shops, services, leisure
and employment uses in town centres.
Some are listed below however every site
should be assessed individually in terms
of inclusive design:

- Disabled persons parking and drop off /
pick-up

- Step-free access to building entrances
and accessible routes across areas of
public realm

- Entrance arrangements i.e. automatic
doors

- Counter, bar and reception desk heights

- Lift access to all floors

- Wheelchair user accessible facilities, for
example hotel rooms ar changing rooms

- The provision of services such as hearing
loops

« Accessible toilets and Changing Places
toilets (paragraph 1.5.2)

- Shopmobility services.

CASE STUDY ACCESS AUDIT

Islington Council has developed a
framework to gather objective and
subjective data on the condition of town
centres and how they are experienced
by diverse communities. The framework
involves:

- Working with the Town Centre
Management Group to raise
awareness around inclusion and
diversity; improving the accessibly of
the environment and the provision of
services in the area

- Working with organisations
of disabled people to identify
those issues that specifically or
disproportionately affect them

- Commissioning consultants to work
in liaison with local organisations
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of disabled people to assess the
physical, social and economic barriers
to proper inclusion that exist

- Using the findings of those audits
to monitor implementation, evaluate
success and refine planning briefs
and area specific Planning Guidance
and provide a reference point for
Development Control officers and
Councillors determining planning
applications in the area.

3.3.5 Although not a substitute for good
access, Shopmobility schemes can help
overcome some of the barriers created
in shopping areas and town centres.
Schemes loan or hire out mobility
equipment such as manual wheelchairs,
powered wheelchairs, and mobility
scooters to members of the public
who require or would benefit from the
use of the equipment. Shopmobility
services can be used by anyone, young
or old (although most schemes have a
minimum age), people with temporary
impairments or injuries, long or short
term impairments. Further information
on Shopmobility is provided by the
National Federation of Shopmobility'
and the 2014 draft Accessible London
SPC.

3.3.6 Local authorities should take an active
role in promoting and supporting and
existing schemes and appropriate
boroughs should seek to secure the
establishment of new schemes via the
planning process.

3.3.7 Together these measures not only
improve accessibility to town centres
to all and support a shift to more
sustainable modes of travel but also
help strengthen the town centre and its

businesses by increasing the potential
consumer spend available.

SPG IMPLEMENTATION 3.3 ACCESS AND
INCLUSION

Boroughs and town centre partners are
encouraged to:
a Ensure all retail developments and
proposals in town centres meet
the London Plan requirements for
Inclusive Environments
b Take an active role in promoting and
supporting existing shopmobility
schemes and secure the
establishment of new schemes
¢ Seek to improve the existing social
infrastructure, such a public toilets,
that support the town centre,
including shortcomings identified in
town centre health checks
d Support access improvements to
the street environment and existing
buildings.
For detailed information see the 2014 draft
Accessible London SPG.

3.4 SMALL SHOPS

3.4.1 Small shops' can improve consumer
choice and convenience to communities
they serve, benefit the local economy
in terms of local employment and
income generation, and enhance the
character and vibrancy of town centres.
However, the number of small shops
in London has fallen by 20 per cent in
the past decade.' Such a decline has
been caused by many factors, including
changes in shopping behaviour,
competition from supermarkets, internet
shopping and rising rents."” Within
this context, the Mayor’s aspiration to
support small shops has been embedded
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into London Plan Policy 4.9.

POLICY 4.9 SMALL SHOPS

Planning decisions

A In considering proposals for large retail
developments, the Mayor will, and
Boroughs should, consider imposing
conditions or seeking contributions
through planning obligations where
appropriate, feasible and viable, to
provide or support affordable shop
units suitable for small or independent
retailers and service outlets and/or to
strengthen and promote the retail offer,
attractiveness and competitiveness of
centres.

LDF preparation

B In LDFs, Boroughs should develop local
policies where appropriate to support
the provision of small shop units.

3.4.2 Policy 4.9 applies to new large retail

development proposals (the default
threshold for which is 2,500 sqm gross
floorspace) where these would lead to
adverse effects upon small shops and/
or town centres unless mitigation is
made through conditions or planning
obligations. Retail proposals of less than
2,500 sgm may, in some circumstances,
give rise to adverse impacts on small
shops and/or town centres and
boroughs may wish to identify a lower
threshold in local policies drawing upon
local evidence.

3.4.3 The potential adverse effects of large

retail development on small shops and/
or town centres may include:

- the direct loss of small shops

- the failure to meet an identified need for

small shops in a centre and

- adverse impacts of trade diversion that

could lead to the loss of small shops.

3.4.4 Mitigation measures must comply with

the rules for planning conditions and
section 106 planning obligations' and
could include:

(A) Provision of affordable small shop
unit(s), particularly where the proposal
would lead to a direct loss of small shops or
there is an identified need for small shops
in the locality. Such provision can be:

- directly on-site as part of the

development proposal in a suitable
location that supports the viability of
the units and integration with the town
centre

- or off-site where on-site provision is

not feasible, for example due to design
or layout considerations. In this case a
developer could undertake to build new
small shop units or refurbish existing
vacant units in the vicinity of the
development. Provision must pass the
reasonableness tests in CIL regulations
and Circular 05/05.

(B) Contributions to support
affordable small shops to mitigate
adverse impacts of the development

by investing in measures to improve
environmental quality which

support existing small shops and the
attractiveness/competitiveness of centres.
This option may be more suitable where
small shop units are over-provided, vacant
or under-used.

- The level of contribution required should

be based on local circumstances and
viability considerations.

- Contributions must be directly related to

the development being assessed.
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- As individual contributions are unlikely

to be able to mitigate a specific loss or
need, they will usually be pooled. The
pool should be focused on the relevant
centre and be used for purposes which
support the objectives of the relevant
London Plan policies (Policies 2.15, 4.7,
4.8,4.9and 7.1).

- Financial contributions can be made

through a development trust.

- All situations must avoid breaching the
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EU State Aid rules (see below).

Mitigation measures in Policy 4.9 should
be:

Appropriate — having regard to the
individual characteristics of the town
centre and the opportunities presented
by the potential retail development.
The appropriateness of application of
Policy 4.9 should be weighed against
other strategic priorities for planning
obligations set out in Policy 8.2 of the
London Plan, particularly for affordable
housing, funding for Crossrail (where
relevant) and other public transport
improvements.

Feasible — taking into account practical
considerations including design and
layout. Developers should demonstrate
flexibility in terms of scale, format,
orientation and car parking arrangements
to facilitate the provision of small shops
and ensure that these are viable and
well integrated with the town centre by
walking and cycling.

Viable - having regard to the effect of
the policy on development costs. Alone,
or in conjunction with other planning
obligations, the small shops obligation
must not compromise the viability of the
proposed retail development. An open
book approach to negotiations should
be adopted to ensure that planning

obligations are secured at appropriate
levels.

Local Policy Approach
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Drawing on the London Small Shops
Study 2070 (LSSS10)' town centre
health checks and local retail needs
studies, boroughs are encouraged to
identify the local need for affordable
small shops, and the need to improve
town centre viability for a range of local
services. Appendix C contains a list of
potential local indicators to identify need
for small shops.

Having regard to London Plan Policy
4.9, boroughs are encouraged to set
out appropriate local policies for their
centres and clarify:

- the local policy objectives (for example to

mitigate the loss of small shops, to meet
need for affordable small shops or to
improve the viability of small shops and
associated town centre)

- the definition of small shops in terms

of floorspace and the large retail
development floorpsace threshold at
which the policy applies (if different from
the London default threshold of 2,500 sq
m gross floorspace)

- what the expected outcomes are (for

example on-site or off-site provision or
financial contributions)

- how the financial contributions would

be spent, for example public realm
improvements, town centre management
initiatives, shop front schemes or
securing premises

- other matters such as eligible uses,

3438

eligible occupiers, affordability,
ownership and monitoring — see below).

When implementing small shops Policy
4.9 account should be taken of:
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- Size of the units - could be limited by a
condition or clause in the obligation

- Affordability - boroughs should consider
(a) what would constitute an affordable
rent in their area (for example it could be
based upon a stated rent as a percentage
of local prime rents or agreeing a fixed
rent for certain period, subject to not
breaching State Aid rules) and (b) the
terms of the lease, including length and
break clauses

- Length of time for the obligation - the
restrictions to secure affordable small
shop units can apply to the development
indefinitely. However, this does not mean
the affordable small shop units can be
secured forever due to developer’s right
to make an application to vary Section
106 agreements after 5 years. If the small
shop is transferred into the ownership

of a community development trust (see
below), the affordability of the units

could be secured for a much longer
period

- Ownership - local policy should consider

the ownership of affordable small

shop units. In some instances it may

be appropriate or necessary to transfer
ownership to another body (for example
to a community development trust (CDT),
who can manage the premises, eligible
uses and occupiers)

- Eligible uses could be limited by a

condition or clause in the obligations
restricting range of uses/trades/

type of goods or operations which
boroughs in collaboration with local
communities deem provide local benefits
(e.g. convenience shops, pharmacies,
launderettes, post offices etc).
Alternatively they could be managed
through an ownership mechanism (see
above)

- Eligible occupiers — small shop units

CASE STUDY: ELEPHANT & CASTLE

Southwark Council in collaboration with the Mayor
adopted a Supplementary Planning Document
(SPD) and Opportunity Area Planning Framework
(OAPF) March 2012. One of the aims of the SPD/
OAPF is to maximise diversity within the town centre
to accommodate a range of occupiers such as large
multiple stores and independent small and medium
sized (SME) operators.

The SPD/OAPF states that “large retail

developments (including refurbishments) over 1,000 sq m should:

- Contribute to the provision of a vibrant mix of retail uses to add diversity to the town centre.

- Provide a range of shop unit sizes, including affordable units. We will use planning conditions
or section 106 planning obligations to ensure that at least 10% of new floorspace (GIA) is
made available as affordable space to provide suitable premises for small and medium sized
enterprises in the opportunity area who have been displaced as a result of development, new
business start-ups or independent retailers.”

(Extract from SPD 1: Shopping)
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should be suitable for occupation by
independent retailers and service outlets.
It is not normally possible for this to be
specified in an obligation but it could
be managed through an ownership
mechanism (see above)

- Monitoring - boroughs are encouraged
to design a mechanism to monitor
implementation/impact of their policies.

Implications of the Community
Infrastructure Levy Regulations

3.4.9 Local planning authorities should:

- ensure that policy 4.9 is implemented in
compliance with CIL requlations

- not charge generalised pooled charges or
tariffs on developments and

- only use planning obligations where they
meet all the statutory tests (as set out in
the CIL Regulations).

3.4.10 In line with this, the scope of Section
106 is now restricted. By virtue of
Regulation 122, a planning obligation
can now only be utilised where it meets
the three tests - obligations must
be necessary, directly related to the
development, and fairly and reasonably
related in scale and kind to the
development.

State Aid Rules

3.4.11 The European Union rules against
unlawful state aid preclude public
financial support passing direct to
an individual retailer through rental
payments being set at a subsidised level.
Article 87(1) of the EC Treaty sets out
the aim of controlling state aid: “Save as
otherwise provided in this Treaty, any aid
granted by a Member State or through
State resources in any form whatsoever
which distorts or threatens to distort
competition by favouring certain

undertakings or the production of
certain goods shall, insofar as it affects
trade between Member States, be
incompatible with the common market.”

3.4.12 Policy 4.9 does not constitute state
aid as it involves no direct or indirect
provision of State resources to the
beneficiary of the policy. Any support or
‘aid” in this context would be provided
by a developer in line with a policy
aiming to secure a more diverse retail
offer or to support, strengthen and
promote the retail offer, attractiveness
and competitiveness of a centre.

3.4.13 When developing small shops policies,

boroughs should:

- take into account the EU rules
concerning state aid

- ensure that policies are worded and
implemented in compliance with EU rules

- consider the role of CDTs as vehicles for
policy implementation.

SPG IMPLEMENTATION 3.4 SMALL
SHOPS

Boroughs and town centre partners are
encouraged to:
a identify whether there is a local need
for affordable small shops
b develop local policies where
appropriate and clarify:
i) local policy objectives
ii) the definition of small shops
and the large retail development
floorpsace threshold at which the
policy applies
iii) expected outcomes (for example
on-site or off-site provision or
financial contributions)
iv) how the financial contributions
would be spent and
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v) other matters such as eligible uses,
eligible occupiers, affordability,
ownership and monitoring.

3.5 MARKETS

EXTRACT FROM POLICY 4.8
SUPPORTING A SUCCESSFUL AND
DIVERSE RETAIL SECTOR

Planning decisions and LDF
preparation

B LDFs should take a proactive approach to
planning for retailing and:

e support the range of London’s
markets, including street, farmers’
and, where relevant, strategic markets,
complementing other measures to improve
their management, enhance their offer
and contribute to the vitality of town
centres

3.5.1
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Markets can deliver tangible social

and economic benefits to communities
and local business. They can support
regeneration, economic development
and tourism and provide access to
culture, fresh food and specialist foods.
Markets can also make a significant
contribution to the vitality and diversity
of London’s town centre offer. Some
street markets (e.g. Portobello Road,
Borough, Columbia Road) are tourist
attractions of international significance.

There is a close correlation between the
location of markets and the most
deprived areas of the capital. The
existence of markets supports higher
living standards for people in deprived
neighbourhoods providing access to
good quality and affordable produce at
prices on average as competitive as their

supermarket counterparts. Many people
rely on markets for their shopping,
especially those without access to a car.™

-~ o
-, 9
——

Ridley Road Market, Dalston Town Centre

3.5.3 Research by the London Assembly,
GLA and CLG™ shows that while
some markets are thriving others face
challenges. Despite the success of
farmers” and specialist food markets, the
majority of traditional street markets are
in decline, especially those in the more
deprived parts of inner London. This
reflects:

- retailing trends and increasing
competition from supermarkets and
discount stores (for example, longer
supermarket opening hours make them
more accessible for commuters);

- lack of management and investment;
the current regulatory framework (1990
London Local Authorities Act) hinders
council’s abilities to manage their
markets on a commercial basis. Many
boroughs are unwilling or unable to
invest in their markets and adopt an
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approach prioritising enforcement over
commercial management. However there
are also examples of good practice:

CASE STUDY GOOD PRACTICE IN
MANAGING MARKETS IN ISLINGTON

Running effective street markets is a high
priority for Islington Council which has a
formal long term strategy for its markets.
Past work has seen substantial investment
in Whitecross Street market (in part

using New Deal for Communities funds).
The markets team also runs a range of
promotional activities and training sessions
for traders 2-3 times a year.

SPG IMPLEMENTATION 3.5 MARKETS

Boroughs and town centre partners are
encouraged to:

a support the range of London’s
markets in the light of local
circumstances

b consider enhancing existing markets
and re-introducing or creating new
ones

c ensure that markets remain attractive
and competitive by investing in their
management and improvement

d take a leading role in supporting
the maintenance and development
of markets including those located
within town centres

e consider developing and adopting a
formal borough strategy for markets
and/or incorporating policies for
markets within local plans either as
stand-alone policies or as part of
wider policies for retailing and/or
town centres

f integrate markets in the wider
management of town centres,

including town centre strategies

(see section 6.1) and their role

in addressing under-served areas
(section 3.1)

promote a competitive town centre
environment

consider how to mitigate impacts,
for example on town centre access,
including any changes in servicing
and bus routes

incorporate indicators related to
markets within town centre health
checks (including the type of market,
ownership, total number of pitches,
number of pitches in use, total
number of pitch days per year)
adopt a co-operative approach
between market stakeholders
(including London market managers
and traders) to tackle challenges
faced by market traders when
developing strategic plans for their
markets including visitor attractions
consider the need for a market
champion to co-ordinate these
approaches if appropriate, resources
permitting

adopt a proactive approach to market
management (e.g. investment,
development, quality/appearance of
trading areas, promotion and training)

m review market management structures

if necessary to ensure that they reap
economic and non-economic benefits
harness the potential contribution of
markets to tourism and regeneration
through town centre strategies

and locally tailored approaches to
regeneration (as visitor attractions

of local, city wide, national or
international significance).
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3.6 SUSTAINABLE TOWN CENTRES

AND CLIMATE CHANGE

3.6.1 This section of the SPG provides

guidance on climate change mitigation
and adaptation specific for town centres,
in accordance with chapter 5 of the
London Plan. More detailed guidance
and best practice measures of climate
change mitigation and adaptation can
be found in Mayoral strategies® and the
Sustainable Design and Construction
SPC.

Climate change mitigation

3.6.2 The higher density and wider mix of

uses that create town centres make
them uniquely placed to tackle climate
change. Local authorities should
promote these areas for growth at
higher densities supporting the use of
carbon efficient modes of transport
such as public transport, encouraging
sustainable modes of travel such as
walking and cycling and enabling
efficient investment in infrastructure for
servicing (see section 4).

Energy efficiency
3.6.3 London Plan policy 5.2 sets out

the Mayor’s energy hierarchy

and carbon reduction targets for

major developments. Town centre
developments can achieve high levels
of energy efficiency through careful
design. Commercial buildings generally
have higher electricity consumption
than residential and generate more heat
within the building, which can lead to
overheating. In commercial buildings
especially, particular consideration
should be given to:

- balancing the generation of heat from
solar gain and the need for day lighting

- ensuring that artificial lighting is

efficient, including through the use of
sensors and timers

- reducing internal heat gains and
- removing heat from the building in an

3.6.4

energy efficient way.

Traditionally, heating has been the
largest energy requirement within
residential buildings, although the
proportion of carbon dioxide emissions
resulting from heating is declining due
to more stringent Building Regulations
and water efficiency measures. Therefore
the design of buildings with a residential
element needs to consider the long

term climate change impact on the
heating and cooling needs of occupiers
of these buildings as well as how the
use of lighting and appliances can

be minimised. Further guidelines on
residential development are set out in
the Mayor’s Housing SPG.

Energy supply

3.6.5 The higher density, greater mix of uses

and differences in energy demand
between commercial and residential
buildings at different times of the day
makes town centres particularly suited
to combined heat and power and
decentralised energy networks. London
Plan policy 5.5 sets out the Mayor’s
expectation that 25 per cent of heat and
power used in London is to be generated
through the use of local decentralised
energy systems by 2025. To ensure that
this target can be met effectively it is
essential that

- decentralised energy is developed in

areas of higher densities with a mix of
uses such as town centres

- decentralised energy is retro-fitted to

existing buildings with a high heating
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demand

« local authorities develop energy
masterplans for areas of high heat
density for the development of
decentralised energy networks.

3.6.6 To generate effectively low and zero
carbon energy locally and facilitate
the supply of this energy, local
authorities should identify and support
opportunities for such infrastructure
within their town centres. An energy
masterplan should be developed with
the help of the London Heat Map*'
and should include:

- at least a desk top study to identify
sites with a high heat demand, sites that
generate waste heat, known sites to be
redeveloped, areas of growth in or at the
edge of town centres

- potential locations for energy centres,
pipes routes and identifying buildings
that could connect to a network.

Renewable energy

3.6.7 London Plan policy 5.7 seeks to increase
the proportion of energy generated from
renewable sources in London, including
through renewable energy technologies
incorporated into major developments.
Due to the higher densities in town
centres, it may take additional effort to
achieve a reduction in carbon dioxide
emissions from renewable energy
technologies. However the careful
and innovative design of schemes
should still enable the incorporation of
some renewable energy technologies.
Constraints to be considered include:

- limited roof space and overshadowing
restricting the use of solar technology

- traffic congestion and poor air quality
detract from the use of biomass

- obstacles below ground and ground

conditions limiting the implementation of
ground source heat pumps.

3.6.8 Renewable energy can also be integrated
into street furniture within town centres
such as bus shelters, signs, parking
metres, lighting and information boards
as well as other more remote equipment.

Retrofitting

3.6.9 The investment and potential for
redevelopment at higher densities
in town centres also provide greater
opportunities to retro-fit energy
efficiency and other sustainability
measures into buildings, both through
the Building Regulations and planning
requirements. Measures include:
- energy efficient lighting, zoning, motion
sensors, light sensors and timers
- upgrading insulation and windows
- upgrading heating, hot water and cooling
systems, including zoning/controls
- water efficiency measures (see also the
Mayor’s Water Strategy)?*?
- green roofs (vegetated and non-
vegetated)
- renewable energy technologies.

3.6.10 The Mayor and boroughs run various
programmes to support businesses and
residential occupiers in reducing their
carbon dioxide emissions.

Climate change adaptation

3.6.11 Town centres can suffer from higher local
temperatures than their surrounding
lower density areas. This is called the
urban heat island effect. In the summer
the inability for the heat to dissipate
can make conditions uncomfortable for
those living and using town centres.
Hotter temperatures can also amplify
some existing health conditions. Local
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authorities should consider:

- increasing the amount of vegetation in
town centres including soft landscaping,
trees, green roofs/walls (see the
Sustainable Design and Construction
SPG, and the All London Green Grid
SPQ).

- using light coloured surfaces and
materials which reflect heat

- reducing motorised vehicles

- minimising the need for plant/equipment
that expel heat into the atmosphere.

3.6.12 The risk of flooding in town centres is

subject to their location in relation to
rivers, marine and river catchments and
the effectiveness of local or up stream
surface water drainage systems. Due
to the greater amount of hard surfaces
in town centres, they can contribute
more to local surface water flooding or
to flooding down stream. Therefore it
is essential that developments in town
centres meet the objectives of London
Plan policy 5.13 (for example through
soft landscaping, permeable paving,
green roofs etc)®.

Air Quality

3.6.13 Air quality is generally poorer in town

centres due to the large volume of traffic
movements and the higher density

of boilers which emit air pollutants.

Local authorities should have regard to
London Plan policy 7.14 and the Mayor’s
Air Quality Strategy?* which set out
measures that can be taken to enable
developments to be “air quality neutral’
and to minimise the exposure of building
occupants and visitors to town centres to
poor air quality. Measures to reduce the
environmental impact of transport are
important, including provision of electric
vehicle infrastructure and promoting

more sustainable modes such as walking
and cycling. The Mayor is working with
boroughs through his Air Quality Fund
to reduce pollution and improve the
environment in some town centres. The
Air Quality Street Design Toolkit* shares
best practice and facilitates the inclusion
of measures to improve air quality at and
around new developments.

3.6.14 With regard to construction,

development sites in town centres

can often be constrained by adjoining
buildings, congested roads and
pavements and limited space on-site. It
will be essential that local authorities,
partners and developers consider site
constraints and manage the construction
process carefully. Further guidance

is provided in the Mayor’s SPGs on
‘Sustainable Design and Construction’
and the ‘Control of dust and emissions
from construction and demolition sites’.

Waste

3.6.15 London Plan policy 5.17E requires

suitable waste and recycling storage
facilities in all new developments.
Adequate dedicated waste and
recycling facilities and space are an
important consideration in town centre
developments where:

- a mix of uses may be provided within a

building

- internal space is limited and
- there is no access to a garden.

3.6.16 The predominantly higher density of

residents, shops, restaurants and cafes
in town centres provides potential

for small scale organic ‘energy from
waste’ technologies. To facilitate waste
management in public town centre
spaces, local authorities should have
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regard to proposals and actions in the
Mayor’s Municipal and Business Waste
Management Strategies®.

Economic opportunities from the
transition to a low carbon capital

3.6.17 Businesses often benefit from locating
near like minded businesses or those
offering similar or complementary
services. Boroughs are encouraged to:

- consider policies that encourage a
concentration of business and activities
that support the transition to a low
carbon economy (e.g. Green Enterprise
Zones)

- facilitate business and operations that
would support the implementation of the
Government’s Green Deal and the “zero
carbon’ buildings?

- support businesses in specialising
and marketing themselves for various
sustainability measures (e.g. use of low
emission vehicles, sourcing food locally,
using Fairtrade products or working with
the local community).

SPG IMPLEMENTATION 3.6
SUSTAINABLE TOWN CENTRES AND
CLIMATE CHANGE

Boroughs and town centre partners are
encouraged to:

a deliver a range of actions to support
climate change mitigation and
adaptation, improve air quality
and manage waste collection and
construction in town centres

b secure economic opportunities for
town centres from the transition to a
low carbon capital.
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% The Green Deal is a programme gives building
owners a loan to retro-fit their properties with
energy saving measures and repays the loan
through the savings on the energy bills
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4. PROMOTING
ACCESSIBILITY AND
CONNECTIVITY

4.1 INTEGRATING TRANSPORT
AND DEVELOPMENT IN TOWN
CENTRES

4.1.1 Town centres play a vital role in London
providing sustainable access to jobs,
goods and services, particularly by
public transport, cycling and walking.
The Mayor’s Transport Strategy' places
strong emphasis on the need for good
transport links, to allow easy, efficient

access to town centres to enable them
to compete and to remain successful.
Increased public transport accessibility
can benefit town centres also by
extending their potential resident and
working catchment populations.

4.1.2 Town centres also support the

close integration of transport and
development (London Plan policy 6.1).
Public transport services are generally
focussed on these centres, with all of the
Metropolitan town centres, 86 per cent
of the Major centres and 36 per cent

of District centres showing the highest
public transport accessibility level
(PTAL)? ratings of 5-6 (see Figure 4.1).

FIGURE 4.1 PUBLIC TRANSPORT ACCESSIBILITY AND TOWN CENTRES

Source: Transport for London
© Crown Copyright and database right 2013. Ordnance Survey 100032216 GLA.
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SPG IMPLEMENTATION 4.1
INTEGRATING TRANSPORT AND
DEVELOPMENT IN TOWN CENTRES

4.1.3 Capitalising on the existing and
future potential accessibility of town
centres, the scope for intensification,
regeneration and higher density

development including housing should Boroughs and town centre partners are

be explored in line with London Plan encouraged to:

policy 2.15Cb (see sections 1 and 2). a explore the scope for intensification,
Boroughs are encouraged to promote regeneration and higher density
higher densities in town centres, development including housing in
especially those with the highest line with London Plan policies 2.15Cb
accessibility and existing capacity or and 3.4, capitalising on the existing
where there are plans to improve public and future potential accessibility of
transport provision. Conversely, higher town centres

density development can also help to b promote higher density development
support investment in new and upgrades where there are plans to improve

to existing transport infrastructure and public transport provision.

services.

CASE STUDY - DALSTON JUNCTION

TfL took over the concession to
operate the London Overground
network in November 2007.

Since then, it has transformed the
network from a neglected railway
into the best performing train
operator in Great Britain. This has
been achieved through a major
infrastructure upgrade to deliver
increased train frequency, new
trains, station enhancements, better g,
management and service quality :
improvements. These improvements |
have facilitated and supported
development activity Dalston
Junction, an East London town centre on the Overground network. The benefits of integration
with the wider transport network allow increased densities and intensified economic activity
through increased footfall, employment, housing and leisure opportunities.
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4.2

4.2.1

4.2.2

423

PROMOTING SUSTAINABLE
TRANSPORT ACCESS TO TOWN
CENTRES

Transport choices are important
because public transport, cycling and
walking have environmental and health
benefits and make more efficient use
of road space than private transport — a
key issue for London’s town centres,
especially those affected by high

levels of congestion and air pollution.
Sustainable modes can also help
contribute positively to the public realm
in town centres.

On average walking and public transport
mode shares tend to be higher in Inner
London, whilst Outer London centres
tend to be much more dependent on
private transport than those in Inner
London. Public transport shares tend

to be higher in Metropolitan centres
relative to Major and Districts in both
Inner and Outer London?.

Policies in spatial and transport plans
should have regard to factors affecting
choice of transport mode and how they
can be influenced to secure changes in
modal shift towards public transport,
cycling and walking to town centres,
whilst enabling choice for trips that
may necessitate private transport (e.g.
purchase of bulky items). Factors to be
taken into account include:

- current and potential future social /

travel characteristics (e.g. car ownership,
income and household structure)

- purpose and nature of the journey (e.g.

to work, shop or for leisure purpose and
also the time of day at which the journey
takes place), and

- characteristics of the transport mode

(such as cost, convenience, accessibility,

424

waiting times, safety and reliability).

Mode share data at the London-wide,
sub-regional and borough level can
be accessed from the London Travel
Demand Survey (LTDS) undertaken
by TfL.* Boroughs and others are
encouraged to:

- undertake more detailed analysis of travel

behaviour in their town centres as part of
regular health checks (see section 6.5),
incorporating where possible mode share
by journey purpose and

- to use these findings along with future

forecasts / identification of opportunities
for change to inform spatial and transport
planning strategies.

Public transport

4.2.5

4.2.6

Improvements in public transport
access to London’s town centres will be
delivered through a range of transport
projects and interventions identified

by the Mayor in the London Plan

and Transport Strategy. Major public
transport scheme investments such

as Crossrail, Thameslink Programme,
Tube upgrades and further expansion
of London Overground will yield
substantial benefits for many town
centres and act as a catalyst for growth
and intensification. TfL’s Business Plan
(updated annually) and the national rail
HLOS investment programme detail the
majority of committed investment in
London’s transport infrastructure.

TfL, in partnership with the boroughs,
have developed Sub-Regional Transport
Plans which provide further detail on
committed and potential transport
enhancements and the challenges
involved. Further schemes to improve
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427

4.2.8

accessibility to London’s town centres
will be developed and implemented

as opportunities and funding become
available. The Mayor’s Transport
Strategy (MTS) provides some
illustrative examples of further transport
enhancement schemes the Mayor is
seeking funding for over the long term
(MTS, page 17). Furthermore, boroughs
are defining and implementing individual
transport enhancement programmes, for
which the Local Implementation Plans
process provides an element of funding.

Buses are the predominant means of
public transport access to London’s
town centres, with record ridership
which is expected to grow by 7% by
2020/21 broadly in line with London’s
population. Bus passengers need short,
reliable journey times. Routings for
buses in town centres should be direct
and there should be bus stops very close
to major shopping, civic and interchange
destinations. Adequate space for waiting
bus passengers is needed, especially in
areas with a large volume of pedestrians.
Bus station, interchange and terminal
capacity (stopping and standing) is
required, at or very close to places where
bus routes need to start and finish (or
interchange).

Boroughs, through their Local Plans
and development control work, should
provide active support for the bus
network to, from and within town
centres including highway layouts and
infrastructure including accessible and
inclusive stops, shelters, stands and
stations with associated driver facilities.
This should ensure that the bus access
is located as conveniently as possible for
key locations in the town centre and be

integrated with emerging development
proposals to support growth.

Improving local connectivity by walking
and cycling

4.2.9 Local connectivity is a key determinant

for the liveability of an area — as well

as the economic health and vitality of
town centres across London. Ensuring
an attractive and walkable urban

realm can make a significant positive
impact on the local economy and local
business. Furthermore, a shift from
using a car to walking and cycling not
only helps tackle road congestion and air
pollution, it creates safer streets and also
improves the health of those who make
the switch.

4.2.10 The Mayor’s Transport Strategy® (MTS)

proposes to increase mode share for
walking from 24 percent to 25 percent
between 2006 and 2031. TfL research
indicates that in some centres, those
arriving by foot have relatively high
levels of spend compared to travellers
using other modes, with average spend
per month at around £373 compared to
£282 by bus and £226 by car®.

4.2.11 The Mayor has an aim to increase the

cycling mode share (average across
London) to 5% by 2026’. Research

has identified significant potential to
increase the proportion of trips to/from
town centres that are cycled.® This is
core to achieving the Mayor’s cycling
target. In line with the Mayor’s Vision
for Cycling in London?®, the Mayor will
work with TfL and boroughs to deliver
a number of infrastructure projects to
encourage cycling and improve the
safety and amenity of London’s streets.
Boroughs have a crucial role in enabling
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and supporting this vision. This includes

realising the potential of town centres

as cycle hubs with excellent cycle access

from catchment areas and cycle facilities,
including parking.

4.2.12 The Mayor’s ‘Mini-Hollands” programme

aims to make up to four London
boroughs as cycle-friendly as their Dutch
equivalents with £100m of additional
funding from TfL. The programme will
improve conditions for cyclists through
redesigning the relevant town centres

to incorporate more cycling routes and
improve cycle parking provision at key
locations. The aim is to encourage far
more people to cycle, especially for short
journeys within the local area. This, in
turn should contribute to a reduction in
local pollution and noise, better health
and quality of life and also economic
regeneration.

4.2.13 Local connectivity can be improved

by creating a network of key walking
and cycling routes to and within town
centres that will link them with existing
and new neighbourhoods, the main
public transport nodes and open spaces,
waterways and green infrastructure. The
emphasis should be on creating safe,
accessible and attractive routes designed
around pedestrians and cyclists. This can
also help improve connectivity to town
centres at a strategic level by linking into
London’s network of Strategic Walking
Routes such as the Capital Ring, and at a
local level by helping knit areas together
through local walking routes or the
Green Grid.

4.2.14 Measures to promote walking and

cycling to/from town centres can
include:

- mapping key local pedestrian and

cycle routes to town centres from

local neighbourhoods and from public
transport nodes through built-up areas
and green spaces, and consulting on
improvements to these

- implementing “better streets” - a

practical guide to delivering physical
improvements that raise the quality of
the capital’s streets (see section 3.1).

- identifying additional routes which might

be needed to fully connect existing
networks

- road access restrictions (e.g. bus, taxi and

cycle only, or bus and cycle only)

- reducing speeds on the road network
- ‘shared space” which reduces the

segregation between motorists,
pedestrians and cyclists to create a better
place where people interact and share —
proposals should take into account the
needs of different user groups including
older people, disabled people and
children'

- installing improved wayfinding such as

Legible London™

- sympathetic street design (high quality

materials to reflect the existing design of
the local area, etc.)

- reducing street clutter in town centres
- promotion to raise awareness of

improvements to the urban realm and
streetscape for pedestrians

- temporary road closures to promote the

use of streets for events

- improving infrastructure in town centres

to improve accessibility for pedestrians,
including lighting, crossing design and
dropped kerbs

- providing sufficient and high quality

safe, secure and conveniently located
cycle parking within the town centre
especially at or close to key attractors
and public transport nodes and the
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promotion of high quality cycle parking
(and associated facilities) at workplaces
and residential developments in town
centres (the London Cycle Design
Standards give helpful specifications
for cycling infrastructure'? and Table 6.3
in the London Plan sets out minimum
cycle parking standards for new
developments).

4.2.15 The potential to make improvements

to existing connections and to address
problems of severance and route quality
can be highlighted in town centre
strategies. Local Plans should further:
- define these connections,

- safeguard land where appropriate and

- ensure that development proposals help
to implement them.

- identify opportunities for s106 and CIL
to help deliver these benefits, without
compromising viability.

(by all modes of transport) and key
attractors when devising strategies to
regenerate secondary town centre areas

- the scope to promote higher density

mixed use development at public
transport nodes and interchanges in line
with London Plan policies 2.15Cb, 4.7
and 6.1; and

- the quality of the environment and

development of these edge of centre
arrival points as well as the convenience,
safety and accessibility of linkages to the
centre of the town.

Access to Opportunities and Services

4.2.18 Londoners are concerned not just

about their ability to access the public
transport network but crucially their
ability to access key services and
opportunities such as jobs, shopping,
leisure, health and education. In outer
and inner London, these services are
often located within or close to town

Arrival points
centres.

4.2.16 Improving the quality and accessibility

of arrival points should be an important 4.2.19 TfL has developed a number of tools

part of strategies to regenerate and
sustain town centres. These arrival points
might include rail, tube, tram, DLR and
bus stations and interchanges, bus stops,
park-and-ride facilities, car parks, cycle
parks and taxi ranks/private hire drop
off points. Other important arrival points
(especially for those on foot) include the
edge of centre locations/gateways to
the town centre.

4.2.17 Local authorities should consider:

- how improvements to the quality or
changes to the locations of these arrival
points will influence behaviour patterns,
overall use and pedestrian flows within
the town centre

- the relationship between arrival points

and methodologies to measure the
accessibility of an area or location or to
services. The Access to Opportunities
and Services (ATOS) methodology is
designed to quantify the travel time to

a basket of essential opportunities and
services (for example education, GP
surgeries, green open space and food
shopping). Figure 4.2 illustrates the walk
time to town centres/supermarkets.
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FIGURE 4.2 ACCESS TO NEAREST QUALITY FOOD SHOPPING

Walk time to supermarket or
town centre (minutes)

20 minutes or more
© 15 to 20 minutes
0 10+to 15 minutes
P 5 to 10 minutes
E=

Less than 5 minutes

London Borough boundary
Inner / Outer London boundary

Source: Transport for London
® Crown copyright. All rights reserved. Greater London Authority 100032216 (2012)

0

4.2.20 The ATOS approach can be particularly sustainable modes, especially for shorter
relevant for local partners to: trips.
- provide strategic context for more
detailed local assessments of access to
key opportunities and services

Inclusive access to town centres

4.2.21 Access to key services and opportunities

- inform strategies to improve access to
these services and opportunities

- identify areas under-served by services
such as local food shopping (see section
3.2)

- inform the development of lifetime
neighbourhoods (see section 3.2) and
- assess accessibility to services and
opportunities by different modes of
transport (including public transport,
walking, cycling and private car)

- support strategies promoting shifts

in behaviour from the car to more

can be particularly challenging for
disabled people. Given the high
concentration of services and
opportunities in town centres, improving
the accessibility of town centres to
disabled people will also improve their
access to key services and opportunities.
This will also provide wider accessibility
benefits for example, for older people
and people with prams or buggies.

4.2.22 TfL has published a report'® that

adds detail to the Accessibility
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Implementation Plan as set out in

the MTS which specifically considers
priorities for further accessibility
improvements to the transport system
post existing funding commitments.

4.2.23 Local authorities should consider:

- inclusive access, availability, frequency,
cost and quality of public transport

- the relationship between the public
transport nodes (interchanges, stations,
bus stops etc) and key locations in the
town centre

- designated disabled persons parking

- inclusive access and synergies between
improved town centre accessibility and
improvements in public realm, and

- personal safety, and its perception.

4.2.24 Within town centres an inclusive

environment and public realm (see
SPG sections 3.1/3.3 and London
Plan policies 7.2 and 7.5) should be
complemented by initiatives to promote
inclusive access on and to public
transport, such as:

- accessible bus stops'

- step-free access at stations and
interchanges

- better streets, including dropped kerbs

- the availability of Shopmobility schemes
(see section 3.3) including satellite
Shopmobility at nearby railway stations.

FIGURE 4.3 ILLUSTRATIVE PACKAGE OF TOWN CENTRE ENHANCEMENTS

High quality

urban realm

and ‘better
streets’

Merged functions
of street furniture

Station improvements
Bus access improvements

3 Car park D ‘Better streets” interventions
Cycle parking [J Other transport improvements
4b Biking Borough initiatives % More trees

[ Shopmobility scheme [ Disabled badge holder parking

Link to Cycle
Superhighway

Streets without
unnecessary
road markings

Decluttered
streets

Improved urban realm including
provision for freight and servicing
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SPG IMPLEMENTATION 4.2 PROMOTING
SUSTAINABLE TRANSPORT ACCESS TO
TOWN CENTRES

measures such as reducing

the number of short car trips,
coordinating land use and transport
planning, managing demand, and

Boroughs and town centre partners are delivering highway enhancements
encouraged to: i putin place measures to encourage
a promote ‘sustainable modes” and low car use to town centres, such as
improve access and capacity to Smarter Travel programmes, personal,
and from London’s town centres school and workplace travel planning,
including rail, tube, tram, DLR, bus promotion of car clubs and car
and interchange development works sharing.

through the implementation of
transport schemes in the London Plan

and Mayor’s Transport Strategy 4.3 ROAD NETWORK AND

ensure the provision of sufficient PARKING

land, suitably located, for transport

functions in line with London Plan Balancing the different requirements on
policy 6.2 the road network

draw upon TfL’s Access to

Opportunities and Services measure 4.3.1 In London’s town centres, balancing

to inform strategic and local the variety and density of demands on
strategies to promote access to the road network (often competing for
services located within town centres the same space) is a major challenge.
including neighbourhood and more Different users such as commuters,

local centres shoppers, residents, tourists,

improve the accessibility and construction, freight and servicing have
inclusivity of town centres for different needs and priorities which must
communities including disabled and be identified, managed and reconciled in
older people transport - and wider - strategies.
enhance the availability of electric car

charging points in town centres to 4.3.2 TfL is working with local authorities in
help promote access and take-up of London to develop and apply the street-
this emerging technology type approach set out by the Mayor’s
examine the potential to make Roads Task Force. Nine street types
improvements to existing connections have been identified which can be used
to town centres and address problems to help understand & articulate the

of severance challenges at any particular location or
develop town centres as cycle corridor.

hubs and promoting cycling as a

sustainable choice of transport, with 4.3.3 London’s strategic roads play an

strong leadership role for boroughs important economic role by supporting
manage congestion on the strategic the movement of goods, services and
highway network in town centres people to and from town centres,

through a number of complementary but many street-types also play an
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important role in terms of public

space and the quality of place. The
street-type approach should be used
in the development of London town
centre plans. Relevant guidance will be
published later in 2014. In the interim,
reference should be made to the RTF
report (chapter 2'°, annex 2'® and
supporting documents', and the TfL
response to the RTF report.

4.3.4 There are significant challenges in

terms of increasing levels of congestion
expected in inner and outer London
over the period to 2031, with much

of this increase concentrated in town
centres. This increase is caused, mostly,
by increased road use resulting from
population and employment growth, and
also by increased provision for walking,
cycling and “place” improvements.

4.3.5 This congestion needs to be tackled

through a range of measures including:
- delivery of interventions to maintain

an acceptable performance and the
operation of the bus network.

- delivery of the public transport
improvements set out by the Mayor’s
Transport Strategy

- increased application of intelligent
systems and traffic management

- changing travel behaviour, reducing the
number of short car trips and managing
demand eg by increasing the proportion
of out of hours goods deliveries, greater
use of car clubs, “car lite” development

- considering development proposals’
impact on the highway network and
providing interventions within proposals
to mitigate impacts

- greater flexibility in the use of road
space eg to allow for different uses over
the course of the day/evening/night,

or between different days of the week,
and the provision of more space (subject
to criteria set out by Proposal 35 of the
MTS).

Travel planning

43.6

Travel planning can help encourage

low car use and also reduce the need

to travel. Smarter Travel programmes
such as those run by TfL and boroughs
in Sutton and Richmond upon Thames,
have been successful in encouraging
more sustainable modes. The scheme
uses a range of measures — personal,
school and workplace travel planning,
promotion of car clubs and car sharing

- to encourage people to choose public
transport, walking and cycling. To ensure
continued success it is important to ‘lock
in” the benefits of the scheme, otherwise
suppressed demand will reclaim the road
capacity. Monitoring should be a key
part of successful travel planning.

Car Parking

4.3.7

438

Good accessibility to and from town
centres is essential if they are to remain
successful and this includes access by
car. The Mayor seeks an appropriate
balance between promoting new
development and preventing excessive
car parking provision that can undermine
cycling, walking and public transport
use (London Plan policy 6.13) whilst
providing adequate levels of designated
disabled persons parking.

London Plan car parking standards
provide flexibility for outer London
(policy 6.13Ec,d) to ensure they can
be tailored at a local level to meet

the needs of individual town centres,
reflecting different characteristics and
public transport accessibility levels, for
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example. When planning for car parking,
local authorities should take into
account the following considerations:

- making most effective use of scarce town

centre land

- encouraging use of walking, cycling

and public transport and reducing
car dependency, particularly for short
journeys

- parking standards should not

43.9

disadvantage outer London town
centres and SOLDCs (see section 7) in
competition with the wider South East.

The approach to car parking in new
developments can form an important
part of a package of measures to
manage demand and encourage more
sustainable travel to London’s town
centres and reduce congestion. It can
also affect patterns of development,
play an important part in the economic
success and liveability of town centres,
enable better design and landscaping
and allow higher density development.

4.3.10 In central and Inner London where public

transport accessibility in town centres

is high or, for example, where boroughs
aspire to be ‘mini Hollands"'®, car parking
levels should be low and car free or car-
lite development should be promoted,
providing the needs of disabled people
and families are still met.

Implementation of car parking policy in
outer London

4.3.11 The accessibility and character of each

town centre should therefore inform
parking provision and the application of
policy in the area. Other considerations
should also include congestion and
public health.

4.3.12 Drawing on the recommendations of

the OLC™ the following guidance is
provided:

+ London Plan parking policy 6.13 should

be flexible and responsive to local
circumstances in line with the NPPF
(paragraphs 39-40)

« London Plan parking policy 6.13C and

the car parking standards in Table 6.2
should be read in the context of 6.13A
and where relevant with other policies
and especially 2.6-2.8 on Outer London

- Boroughs and t