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The tall towers debate

The London Skyline cause for concern

Sir Richard
MacCormac

Is the capital’s skyline about to undergo the greatest
change in its history? Helen Marcus, Peter Eversden and
Peter Pickering report.on the debate that has received
much publicity this summer.

1938 – 2014

eading figures in business, architecture,
property and culture have contributed
to a wide-ranging debate set off by the
revelation earlier this year in a report by New
London Architecture (NLA) that over 200
towers of at least 20 storeys are either under
construction or being planned in London.
As part of the London Festival of
Architecture the NLA put on an excellent
exhibition and conferences about tall
buildings; London Forum staged an open
meeting, and the GLA Assembly ran a
special debate on the issue.
Mayor Boris Johnson and National Trust
Chairman Sir Simon Jenkins wrote articles
in the Evening Standard.
Simon Jenkins sounded the alarm in the
Standard in April: “The Thames through the
city centre is to become a canyon along the
south bank from Bermondsey to Westminster
and on down to Wandsworth. These
structures, glass tubes or up-ended boxes
with twirly bits on top to make them “icons”,
will rival the London Eye in height. They will
wholly dominate the Cities of London and
Westminster as well as the northern strips of
Southwark, Lambeth and Wandsworth. These
boroughs do not care what damage they inflict
on sights to the north. A 43-storey monster is
planned for Doon Street, behind the National
Theatre.” He accused the past and present
Mayors - Boris Johnson and Ken Livingstone
of abandoning the former policy of clustering
high-rises in the City and Canary Wharf.
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The Thames through the city
centre is to become a canyon
along the south bank from
Bermondsey to Westminster
Sir Simon Jenkins Chairman, National Trust

The London Festival of Architecture debate
The London Festival of Architecture which
ran throughout June opened with a debate
at the Peacock Theatre.
Former Commission for Architecture and
the Built Environment chairman Paul Finch
and Julia Barfield Director of Marks Barfield,
led the motion making the case for more
towers, while Sir Simon Jenkins and
Nicholas Boys Smith, director of Create
Streets, argued the opposing case. Sir
Edward Lister, Rowan Moore, Nicky Gavron
and Tony Travers were also on the panel.
At the beginning the chair, Sarah Gaventa,
asked for a show of hands. 70% favoured
having more tall buildings in London; 30%
were against. At the end when she asked
the same question the majority in favour had
gone down to 60% with 40% against, quite
surprising considering 30% of the
audience admitted to being architects.
Paul Finch was forceful in his advocacy of
tall buildings: London needs more tall buildings

e are greatly saddened to hear
of the death of our
distinguished former President,
Sir Richard MacCormac. Sir Richard had
only recently stepped down as London
Forum President due to illness.
A Royal Academician and former
president of the Royal Institute of British
Architects, he was tireless in the promotion
of architecture as both art and profession.
The London Forum has been most
fortunate in having his active support
over many years, attending our AGMs
and giving some inspiring talks.
Born in London, he studied
architecture at Cambridge and then at the
University of London’s Bartlett School. He
began his career with modernist pioneers
Powell and Moya (1963) and Lyons Israel
and Ellis (1965-67) and then moved to the
London Borough of Merton. In those days
Britain’s municipal architects were among
the biggest architecture offices in the
world, producing social housing and civic
buildings at an extraordinary rate.
He founded his own practice,
MacCormac Jamieson Prichard, in 1972
and he would continue to work on
predominantly public buildings, rather
than the more lucrative corporate sector.
Much influenced by Arts and Crafts
architecture, Soane and Ruskin, and
always open to new ideas, his style
aimed to combine modernism and
tradition and he was respected as one of
Britain’s most refined architects.
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The tall towers debate

The London Skyline - cause for concern
(continued)

A village tower
erkeley Group chairman
Tony Pidgley appeared at
the London Assembly
planning committee hearing on
tall buildings (see this page) and
told members: ‘Towers should
go round transport hubs – that’s
where they should be – and
they should be in clusters’
It is curious therefore that
Berkeley Group has
commissioned Studio Egret
West to work up plans for a 31storey tower as part of the £1
billion Kidbrooke Village scheme
in the Royal Borough of
Greenwich, on what was the
Ferrier Estate. The council’s
planning guidance for the area
recommends a maximum
height of 15 storeys, The 4,000unit masterplan for the
development, was originally
given consent five years ago
but Berkeley is now proposing
to add more than 1,000 extra
homes.
There is no ‘cluster’ in
Kidbrooke; the area’s public
transport accessibility level is
only three out of six.
Blackheath Society wrote to
Berkeley to protest at the
densification and the ‘entirely
inappropriate’ tower, which
would be visible from
Blackheath ‘in the buffer zone of
the Maritime Greenwich World
Heritage Site’, and from the
grounds of the Art Deco
landmark Eltham Palace – one
of the council’s designated
viewpoints to central London.
Peter Rees, the former City
of London planning officer who
also appeared at the Assembly
hearing, asked: ‘This is in the
middle of the suburbs. My
question to the mayor is “if you
can build a tower in Kidbrooke,
where can’t you build one?”
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- they were what the global financial institutions
wanted for their offices, The market demand for
flats in high rise building showed that people did
want to live in them. He claimed that if we want to
avoid the sprawling of London into the Green
Belt we need to be able to build up, not just out.
Julia Barfield said the planning system
showed itself rather lax in distinguishing
between the good, bad and ugly. She showed
images of the Shard, Vauxhall Tower and Strata
Tower to make her point. ‘You can’t blight the
skyline with a beautiful building’, she said.
(Perhaps she has not seen the present blighted
view of St. Pauls from Parliament Hill. Ed)
Simon Jenkins, spoke against the motion,
beginning by declaring that talking to what he felt
was a room full of architects was like defending
wind turbines to oil executives. He claimed that
only architects actually liked tall buildings. The
rash of them across London had taken
Londoners by surprise; there was nothing like it
elsewhere in Europe. ....”there was a language of
London that was common to us all” but that
“the last 15 years have seen that collapse. There
was no document which said clearly where tall
buildings should go. Much of the city’s shape
was the result of “secret conversations between
developers and architects”.The public ‘was not
told’ about the tall buildings on the way”
An interesting contribution from London
Forum’s point of view, was that of Ben Rogers,
director of the Centre for London think tank,
who said that London needs a civic society that
will protect it from being damaged by
developments that are opposed by a voiceless
majority. He contrasted it with New York where
the Municipal Arts Society has a $5 million
budget. “We have failed to create an effective
civic organisation in London that can monitor
events in the built environment and contribute to
debates about it.” He seemed totally unaware of
the London Forum and its work.
Nicholas Boys Smith of 'Create Streets'
was clear in his reasons for hostility to tall
buildings. People had consistently expressed
their dislike of them and preference for
conventional streets; those forced to live above
the fifth floor tended to be more depressed.
Tony Travers emphasised - as he did to the
Forum last year - that the largely random
springing-up of tall buildings in London was a
consequence of political decisions in the diffuse
planning system in London (individual boroughs including the City; the Mayor; and the Secretary
of State); he thought this a better regime than

the very centralised one in most European
cities, and was dubious about the canvassed
idea of a 'Skyline Commission', which would be
no less political than the present regime, and
more centralised.
Rowan Moore, Architecture Critic of The
Observer, made the important point that the
prospective towers were a sign of failure in a city
where developers are now using the housing
shortage as an argument to back up their
proposals, despite there being no available data
from the GLA to show whether tall buildings are
helping the shortfall significantly.
Nicky Gavron and Edward Lister argued
from their respective political standpoints.
Gavron criticised the Mayor's granting so many
permissions, and feared that the heritage of
London was being lost, and segregation
physically manifested, while Lister repeated
Paul Finch’s point that the evident demand
showed that living in high rise flats was now
popular with single people and couples, though
not suitable for families.
Points raised by the audience included the
failure of politicians to release enough housing
land, the need for a civic voice on tall buildings,
the potential for a tall building tax, the way tall
buildings might age and the difficulty of
corralling monies to reclad them, and the need
to keep London ‘special’.
London Assembly Planning Committee
The meeting of the London Assembly Planning
Committee offered its own wide-ranging debate
on the subject on 10th June 2014. Chaired by
Nicky Gavron the many experts who spoke
included representatives from the Skyline
campaign, a top developer, architects, a heritage
expert, and an engineer with knowledge in
sustainability,
Architect Sunand Prasad told the committee
“It is not true that we need to build tall to
accommodate people. There are many, many
models that can fulfil density requirements
without going over 20 storeys.” Peppering
London’s skyline with increasing numbers of
taller and taller residential buildings will not
solve London’s housing shortage.,
However developer Tony Pidgley said that
attitudes had changed over the last 25 years. He
argued that developers are responding to
increasing public demand for flats in high rises.
Peter Rees, Professor of Places and Planning,
UCL, and former City of London Corporation’s
City Planning Officer quantified this saying 27 per
newsforum Summer 2014
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cent of people want to live in tall buildings.
But he made the point that 100 per cent of
Londoners have to look at them.”
The committee was told that a more
coherent approach is needed to protect
London’s skyline by English Heritage
Planning and Conservation Director Nigel
Barker: “The Greater London Authority
should be taking a clearer lead on how we
are going to balance up the need for
growth, the need for development, with
the protection of our historic environment.”
The Mayor’s response to the debate
The Mayor’s response to the debate was
an article in the Evening Standard restating
all the usual arguments about London’s
growing population, changing
demographics and greater longevity, more
older people choosing to stay in London,
and more babies being born.
He declared that he does not share the
visceral dislike of all tall buildings that
seems to actuate some. “We cannot have
it all ways. We cannot simultaneously
protect the green belt and ban tall buildings
and hope to meet our need to house the
people of this city.”
He acknowledged that the number of
overseas buyers has contributed to house
price inflation, and to vital members of the
London workforce being priced out of the
market.
He thinks that most of the 400,000
new homes needed over the next 10 years
can be built on brownfield sites around the
city. He acknowledged people’s
“understandable alarm” about what all this
may mean for the eventual look of
London's skyline, and sought to reassure
them by quoting the London Plan.
He said “Where there is a request to go
high, we consider four things. Does the
building look acceptable? Does it have good
access to public transport? Will it help to
produce more affordable homes for people
where there is a desperate shortage? And
is it in a place suitable for tall buildings?”
He maintains that “virtually all tall
buildings” that have been given consent
are within the limited areas specifically
identified as suitable for such buildings,
both by the boroughs and by the London
Plan. These documents are “all readily
available on the web and have all been the
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“The GLA tell us it was ‘all
planned’ - what say did
Londoners have in this?
Where was any of this tested?
How would anybody even have
been able to find out about this?”
Michael Bach

subject of extensive consultation. It is not
true that they are going up higgledypiggledy, without any plan or vision”.
He denied that we are deserting
traditional London typologies in favour of
high-rise. “Across the city, Sixties blocks
are being taken down and replaced with
buildings on a more human scale, with
21st-century versions of the Georgian and
Victorian terraces and squares.”
“Nor is it true that we in City Hall have
some pact with developers to wave them
all through: 62 per cent of those proposals
that have come to me have been rejected.
Those that survive are good schemes. They
will not conflict with the views of great
London buildings such as the Palace of
Westminster or the Tower of London or St
Paul’s. In fact, we widened the protected
areas around those buildings soon after I
was elected in 2008.
“The overwhelming majority — 80 per
cent — of tall buildings going up in London
are residential, and ....... will be for
Londoners. The number of homes being
sold to foreigners, non-UK nationals, is still
at three per cent, and by value, foreigners
are buying 6.5 per cent.”
He supports the high council taxes now
being applied by some boroughs on empty
homes to ensure that foreign-owned
homes are lived in. But the number of
empty homes in London is now running at a
near record low of 0.7 per cent of the stock.
‘This was all planned’
London Forum’s Michael Bach asks
some searching questions: “ We need to be
more demanding – in ten years’ time we
will be ashamed of what we have let
happen to London’s skyline. The animations

Towers at the Shell Centre
Following a seven-month public inquiry
plans to redevelop the Shell Centre
next to Waterloo station have been
approved by Communities secretary
Eric Pickles.
The phased six-year construction of
Canary Wharf Group and Qatari Diar’s
£1.2bn development is due to
commence late summer.
Eric Pickles observed that although
the tops of the proposed buildings
alongside the Shell Tower would be
visible from St James Park on the other
side of the river they “would not harm
the settings of the Westminster World
Heritage Site, St James Park, several
conservation areas on the north bank of
the river or the many listed buildings
within these designated areas.”
Did he consider the cumulative
effect of the massive Shell Centre site
changes together with the tall Elizabeth
House replacement nearby?
Perhaps he is challenging UNESCO
to dare do something about such harm
to the setting of the Palace of
Westminster.
at the New London Architecture exhibition
should have been a wake-up call – but is it
too late?
“The GLA tell us it was ‘all planned’ what say did Londoners have in this? A few
throwaway lines or words in earlier versions
of the London Plan, translated into
Opportunity Area Planning Frameworks
with height guidelines which are abandoned
as soon as a proposal for an even taller
building comes along! Where was any of
this tested? How would anybody even
have been able to find out about this? The
complacency is mind-blowing.
“Ask yourself was this done with your
participation or approval? Are you sanguine
about the response: “this was all planned”?
When you look at the product in ten years’
time do you think you will be proud of what
was produced under our stewardship?
London deserves better than trying to avoid
“unacceptable harm”; if we are to agree to
tall buildings they must be required to make a
positive contribution to London’s skyline.”
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TheTallTowers Debate
London Forum contributed its own debate to the London Festival of Architecture. Three
Speakers at the London Forum Open Meeting in June reviewed the current and future
presence of tall buildings in London for a large audience which readily became involved
in a lively meeting. Derek Chandler reports

eter Eversden opened the meeting
with some comments on housing
need. Enough land has been
identified in the London Plan but how
should it be used? Tall buildings, including
residential, are proliferating and an intense
debate is in progress with exhibitions,
conferences and newspaper articles
questioning the wisdom of towers.
Michael Bach introduced the speakers by
asking the audience to picture the view
along London’s river in the fifties – An open
space with the older buildings that
survived the war framing the wide view.
What is the future?

P

Rowan Moore - the Skyline Campaign
Rowan Moore who launched, with others,
the Skyline Campaign, with articles in the
Observer and the Architectural Journal,
was the first speaker. The Campaign was
prompted by finding that 237 buildings of
more than 20 storeys are planned for
London and many are of mediocre quality.
The Campaign has received wide support
from architects, developers and the artistic
and business communities and is
attracting increasing attention. Current
buildings are not worthy of Boris Johnson’s
aim for the “greatest City in the World”.
While Heritage guidance on design may be
adequate, insufficient or no thought is
being given to the effect, context and
quality of an individual building. There will
be towers everywhere in London but the
most controversial aspect is their effect on
Heritage sites, particularly along the
Thames. They will be the most visible
buildings, masking the existing historic
ones.
Towers in the wrong place
Examples of those in the wrong place are at
Vauxhall, Nine Elms, Ludgate House and
the “Walkie Talkie”. This last is considered to
be not consistent with the surroundings as
planned. Sadly the argument has already
been lost on many sites through lack of
public awareness but the future is worth
fighting for. If tall buildings are essential to
meet our needs they must be better.
Architectural problems at ground level
A major concern is the nature of the
ground level areas around towers. A tower
4

While Heritage guidance on
design may be adequate,
insufficient or no thought is
being given to the effect,
context and quality of an
individual building.

itself is often of poor aesthetic quality,
using architectural language hostile to
anything existing, while the design for the
ground level raises difficult architectural
problems, such as provision for lift access which can dominate. The lobby level and
public space seem often to be composed
as afterthoughts. Aldermanbury shows
how care can produce an attractive building
using a simple form with ground level
public space and realm on a human scale.
When there are several towers close
together in an area, even on sites in one
ownership, there is rarely any co-ordination
in planning or a full understanding of the
effect of the plan, resulting in competition
for light and other amenities. There may be
only a vague guide based on circles on a
map while artist’s suggestions of the result
are often only outline blocks shown from
an ill-defined viewpoint. Very little reliance
should be placed such images in planning
documents.
Michael Bach: the development of tall
buildings in London
Michael Bach, who worked a planner in
Government, gave some history on the
development of tall buildings in London.
Since the building of Old St Pauls, in the
14th century, with its 149 metre tower,
high buildings had existed in the City, but
they were isolated buildings. After World
War Two a few new office towers
appeared such as the Vickers Building, 119
meters, in 1963, the Post Office Tower, 177
m. in 1964, and the NatWest Tower, 183 m,
in 1980. The Canary Wharf development
went to 235 m in 1991, and the Shard at
London Bridge to 306 m in 2012. The first
high residential building was the 14 storey

Queen Anne’s Mansions in Westminster
49 m high, built in the 1870s. The Trellick
Tower was the first post-war residential
tower, built 1971 to reach 98 m with 31
storeys. The Barbican Estate, built 1965 to
1976,includes three towers 123 m in height
with 42 storeys.
Various Regulations and Statutes include
Ministerial call-in powers established in
1950, the 1976 Greater London
Development Plan, the London Building Act
1994, and the Urban Landscape Design
Plan. There was a London Planning Advisory
Committee from 1991/1995.
Planning can be reactive or proactive,
controlling or proposing, development can
be slow and natural or urged to rapid
growth of buildings.
Powers of the London Mayor
The Mayor has acquired ‘order’ and ‘call-in’
powers, but west from Richmond and the
River Thames itself, have been generally
ignored by these and other measures. The
previous Mayor’s policy in 2000 - 2001 was
to support plans for tall buildings, either in
clusters or, if close to a major public
transport node and of high quality,
standalone.
From 2004 this policy increasingly
encouraged developers to maximise use of
a site, with high densities and plot ratio.
This has caused conflict with the Boroughs,
English Heritage and CABE. Since 2008
the policy has been “optimise, not
maximise”. However much is not subject to
scrutiny and planners permit the height and
density guidelines to be exceeded. 50% of
new housing is above the density matrix
against a preferred level of 5%.
Robert Ayton – a significant new trend
Robert Ayton, the next speaker, is Head of
Design at the City of Westminster Central
area Team. He identified a significant trend
for Local Authorities to try to limit the
height of Tall Buildings. For example
Lambeth wanted no higher than 25 m by
the Thames with 30 m elsewhere.
Westminster’s core strategy in their Local
Development Plan uses the English
Heritage 2007 guidance. They had
commissioned a study in 2006 which used
“sieve analysis” to identify possible areas
for tall buildings. This revealed Paddington
newsforum Summer 2014
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as a possible area - from the east end at
Paddington Basin to the west end at
Paddington Station. It is an Opportunity
Area so there is Mayoral pressure for such
development. The Victoria Opportunity
Area already has many residential buildings
so a maximum of 20 storeys is set to
minimise adverse impact.
The London Plan requires high
standards of design and materials and no
negative impact. Some “Horror Stories”
are the 160 m 40 storey Strata Tower
“welcomed” by the GLA and the 181 m 50
storey Vauxhall Tower, approved by John
Prescott and called “an improvement” by
the GLA. Both are residential buildings.
What is to come? Boris Johnson is
reported as saying “City, Canary Wharf and
Croydon”. Tower Hamlets has the most
towers, 27 residential and 7 commercial,
while Barnet has the fewest, 5 residential
and 15 commercial. One recent estimate
for proposed towers is for up to 600, none
in clusters. Decisions on towers are made
in the light of a group of documents and
guidance including NPPF, the London Plan,
Heritage setting, site setting, protected
views and Opportunity Areas. However
these do not together assist in reaching
decisions and the resulting towers are
compromises and often have adverse
effects on their surroundings. Even the
development of a large site with several
towers does not always produce a
harmonious result. The proposal for the
area around the Vauxhall Tower showed
this tower as the pinnacle of a graded
group of towers. However the result will
be a mix of various shapes and styles
which do not form a harmonious whole.
Jon Finney - status towers
Jon Finney gave a historical perspective
citing the medieval status towers built in
the Italian town of San Gimignano. These
had no purpose except to display the
wealth of the builder in raising a tower
taller than those already built. He
suggested that modern towers are also an
ego trip for the developer or user. Some
80% of the recent towers are residential,
high rise again being seen as the solution
to the shortage of housing in London. He
then described the regeneration of the
Southampton Way area in Camberwell,
newsforum Summer 2014

(continued)

which produced an area of low-rise
housing. However housing “need” at
present is being met by high-rise.
Everyone wants to live along the Thames
with a North-facing balcony to see the river.
The result will be a wall of high buildings
along the Thames which will block all
existing views from the hinterland. Views
are not narrow but need the whole
context. The Shard is on a major transport
interchange. Many interchanges are
historic centres and much more care is
needed in their redevelopment. Significant
existing buildings are easily overshadowed
by taller new neighbours, as are the
Hopton Street Almshouses. Similarly the
Cumberland Wharf is planned to have 48
storey residential towers.
Discussion and questions from the floor
Peter Eversden reiterated that there are
policies in place but the decisions on
development were not in accord with
them. Hopefully the Skyline Project and
rigorous scrutiny by the Greater London
Assembly will achieve control. High
density does not inevitably require high
buildings. Opportunity Area plans were
not complete, allowing haphazard
development. Residents have the means
to affect decisions, but only if they push for
properly prepared Local Plans.
Points raised included:
Architects are excited by tall buildings,
architecture is building upwards. However
current examples, such as the “Walkie
Talkie” and No 1 Blackfriars were not
attractive examples. There is rarely coordination between a tower and the site
and the Public Realm is usually ignored.
The difference between “net density”
for a building, and “gross density” for the
whole site and surroundings, which is a
better metric for assessment of a
development. Another good metric to use
is “plot ratio”. Sadly there is rarely thought
for the context of a building, nor is any
“artistic eye” applied to a proposed
development. One result will be that the
“Gherkin” will no longer be visible.
Towers were devoid of character; the
lack of cultural significance in a tower is not
understood. The only apparent reason for
building high was the developer’s profit.

The London Plan is a good document but
planners neither knew nor enforced its
provisions and the Mayor also does not
follow his own Plan, witness the proposals
for the Crystal Palace site.
Michael Bach observed that one would
think that we would have learnt from past
failures with high-rise housing. There was a
general call from the audience “How can
we stop these towers?”. Consultation is
seen as on too narrow a basis. Rowan
Moore said there had now been 20 years of
damage to the Thames setting. Planners
must realise they need to value the river
setting. Another comment from the
audience was that the overriding force
deciding development is money. Councils
can not resist this pressure. Furthermore if
a Council does make a rational decision it is
likely to be overturned by being called-in.
Planning gain and potential Council Tax
income are other aspects of the overriding
force of money on a cash-strapped Council.
It was suggested that Councils ignored
the edge of a Borough and concentrated
on the centre; this could be why the
Thames had suffered.
The meeting closed with appreciation of
the excellent coverage of this important
topic but a general feeling of concern about
the damage already done by the tower
blocks now scattered through London.

The Housing bubble
The housing bubble is world-wide problem
according to the Knight Frank global house
price index issued in June.
British house prices are rising at only the
twelfth-fastest rate in the world; China,
Turkey, Brazil, Australia, Colombia, and the
United States are all contending with
bigger bubbles than Britain.
The rankings are led by Dubai, where
prices are rising at an annual rate of 27.7
per cent — a level that makes even
London’s 17 per cent rate of inflation look
sedate. Prices in Germany rose by a more
modest 5.8 per cent, and France suffered a
1.4 per cent fall in the year to the end of
March.
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'Planning Chaos'
London Forum Open Meeting April 2014
Despite its title the meeting was calm and measured, and led to a good discussion.
The speaker was John Allen, Assistant Director (Planning & Regulatory Services),
London Borough of Hackney. Peter Pickering reports

ichael Bach opened the meeting
by explaining the background to
the planning reforms brought in by
the Coalition government. They were
inspired by deregulation, localism
(abolishing what they saw as Labour's topdown approach) and a belief that allowing
vacant offices and commercial property to
become residential would be a major
contribution to meeting the housing
problem.
John Allen restated recent thinking by
Ministers: they wanted a planning system
that helped the economy to grow; they
believed that a major factor increasing
house prices over forty years, above the
rate in any other European country, was
the restrictive planning system. They had
reduced regulation significantly, and
cleaned up the planning law book. They had
introduced a power to bypass 'failing' local
planning authorities entirely and for major
applicants to go straight to the
Inspectorate; this power had been used as
yet with only one authority (Blaby). They
were also proposing to restrict the judicial
review of planning decisions.
The Mayor of London had call-in powers
on certain major cases which he could
decide himself at a hearing but without
any public inquiry; he could also set up
Mayoral Development Corporations
bypassing boroughs (as yet the only one
was that for the Olympic Park).
Ministers had retained the previous
government's Infrastructure Planning
Commission, designed to speed up the
approval process and reduce the length of
public inquiries; but had provided that final
decisions should be taken by Ministers on
the Commission's recommendation, not
by the Commission itself; there had,
however, been delays in the production of
the necessary National Infrastructure
Policy statements.
He foresaw many problems. It was
going to be very difficult to meet the target
of 42,000 new homes every year in
London. Providing genuinely affordable
housing would be even more difficult. There
was much less public funding for affordable
housing; the definition of an affordable rent
as 80% of the market level was wrong for
London, where such a rent would not be
affordable by low-income groups.

M
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Density required could be
achieved through mansion
blocks of eight to ten storeys
without the need for massive
towers.
John Allen, London Borough of Hackney

He believed the density required could be
achieved through mansion blocks of eight
to ten storeys without the need for
massive towers.
When the town and country planning
regime began there was a presumption in
favour of development; that turned into a
presumption of development in
accordance with the local plan; and now to
a presumption in favour of sustainable
development.
The Government's removal of the
requirement to consult neighbouring
authorities in drawing up a local plan was in
practice reducing co-operation, despite the
retention of a duty to co-operate.
Hackney had succeeded in getting
exemption from the removal of virtually all
controls on conversion of offices to
residential, because of the need to facilitate
new starts in the technology sector, which
was expanding fast in the borough.
There were now some 75
neighbourhood plans in the country, one of
which was in Hackney. It remained to be
seen how the protection of Assets of
Community Value would work in practice;
similarly with the provision that 20% of the
proceeds of the Community Infrastructure
Levy would be spent locally.
Notes from Richmond
Unfortunately no-one from Richmond
Council had been available to speak at the
meeting, but had sent Michael Bach some
notes. Richmond was particularly hit by the
removal of control on conversion of offices
to residential; they had tried in vain
(despite having a Cabinet Minister - Mr
Cable - as their MP) to get an exemption
like Hackney's. Offices could be the core of
town centres, bringing business to local
shops etc. Community Infrastructure Levy,

being payable only on new floor space
would not generate much money in most
areas, certainly less than section 106
agreements had. (see more on Richmond
in Newsforum no. 66)
Questions from the floor
There were many questions from the floor
covering the following matters:
The Mayor’s call in powers. Mr Egan
(Highbury Community Association) queried
the point of a Local Plan if the Mayor could
call in an application and grant permission.
Mr Allen sympathised with that view; there
was no parallel to the Mayor's powers
elsewhere in the country; he saw a point,
however, in allowing the Mayor to call-in
genuinely strategic applications.
Affordable housing. Mr Allen observed
that all boroughs had guidelines as to the
percentage of affordable housing that
should be provided in a new development,
but it was always subject to viability, which
could be and often was disputed between
the developer and the council; all the
figures about viability were commercially
confidential. 'Social rent' was 30-40% of
market levels;. Hackney was trying to build
council housing once more.
Unenforceable guidelines,The Battersea
Society complained that guidelines - for
instance on density - were only guidelines,
and could not be enforced by residents
against the council. Mr Allen said the
considerations of quality could override
density guidelines, but councils ought to
explain why they were taking the decisions
they took.
In reply to a point from Mr Coupe, Mr Allen
agreed that Hackney's regeneration in
recent years was remarkable, though
house prices were now rising prohibitively.
He was confident about the regenerative
effect of the Thames Gateway, but was
worried at the repercussions that any
closure of Heathrow would have.
Empty dwellings: Concern was expressed
that much of new developments was now
sold abroad, so that young people could not
afford to buy or rent. Mr Bach said that
though apologists pointed out that only 3%
of new dwellings were sold abroad 3% of a
large number was itself large, and the
phenomenon was focused in a few areas.
Dwellings bought by non-residents should
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Open Meeting - continued

Up-to-date local plans - a warning

The vital importance of
up-to-date local plans
London Forum has been warning of the importance of
persuading local authorities to make sure their plans are up
to date to conform to the NPPF and the Localism Act
not to count towards a borough's targets
for new homes. Martin Jones (Highbury
Fields) said that Islington Council was
proposing to use section 106 in future to
prevent developers from marketing
outside the country, requiring payments
from them of £60-70,000. Mr Allen
pointed out that rarely used dwellings
owned by people living abroad could be
paralleled by Londoners ownership of
second homes in the country.
Planning briefs:The Hammersmith Society
thought that if Councils prepared planning
briefs in respect of major sites it would
produce more balanced developments.
Mr Allen and Mr Bach agreed that planning
briefs had merits, but could be costly and
slow; the emphasis now was on having
good local plans. (see item on Winslow).
Mr Bach observed that the planning
system could do nothing about the mix of
the existing stock; would it be possible to
specify better the mix of new housing?
One problem was the size of some new
flats, and under-occupation - Kensington &
Chelsea had devised a policy of looking at
floor-space rather than number of rooms.
Appeals: The great majority of appeals
were now dealt with by written
representations under the new procedure.
Appellants had to submit their statements
of case along with the appeal; if objectors
were vigilant this could mean they could
relate their comments to the arguments of
the appellants. Societies should be
advised to do this.
Barrett's gated development in the
heart of Brixton was changing and
destroying the community.
Hammersmith & Fulham had been
persuaded that the Westfield development
would mean jobs for local people. But
those working in the up-market shops
were people transferred from other
branches of the multiples. Mr Allen said
that Hackney council was making great
efforts to secure local employment.
A local employer in Brentford wanted to
expand, but was unable to compete with
housing developers for the land he
needed.
The Opportunity Area in Harrow could
take pressure of the rest of the borough,
but it was hard to see how it could work
without compulsory purchase.
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Winslow Neighbourhood Plan
The Winslow Neighbourhood Plan is set to be
one of the biggest tests to the reality of
localism under the National Planning Policy
Framework. The Plan for the Aylesbury Vale
town in Buckinghamshire, which allocates five
sites for 455 new homes up to 2031,
successfully passed its independent
examination and was due to go to a
Community Referendum on Thursday 24th
July.
But Cheshire-based firm Gladman
Developments is seeking an injunction, due
to be heard on July 22, to block the vote and
prevent the referendum taking place. They
argue that the plan cannot be brought into
effect in the absence of an up-to-date local
plan. The Aylesbury Vale local plan was
withdrawn in February because it was found
to be unsound. Gladman argues that there are
therefore no strategic policies for the
neighbourhood plan to be judged against.
They are also seeking permission for a judicial
review to overturn District Council’s decision
to allow the plan to proceed to referendum.
Gladman is challenging the government’s
Planning Practice Guidance (PPG) which
states that a neighbourhood plan can be
adopted in the absence of a local plan. They
claim that "The PPG only states that a
neighbourhood plan might be ‘developed’
before or at the same time that a local
authority is producing its local plan. There is no
definitive statement in the PPG as to whether
it can be ‘made’, i.e. adopted. They further
argue that the adoption of the neighbourhood
plan would be at odds with the National
Planning Policy Framework (NPPF), because it
seeks to restrict development, but provides
no evidence of local need justifying this.
They also allege that the examination
hearing was not conducted fairly because
alternative sites, including Gladman’s, were
not properly considered.
Residents accuse the developer of
interfering in local democracy by trying to
block their right under the Localism Act 2011
to adopt a neighbourhood plan that would
define how their town should grow.
Gladman is involved in two outstanding
planning appeals, for 211 homes and 100
homes, relating to land in the Winslow
neighbourhood plan area, but outside the
sites allocated in the document.

Statistics confirm a worrying trend
The planning consultancy Turley has
collected statistics which show that
successful appeals at public inquiry have
leapt by 50 per cent since the introduction
of the National Planning Policy Framework
(NPPF) in 2012.
The consultancy discovered that in the
two years before the introduction of the
NPPF the approval rate at public inquiry
had been 38 per cent and is now 57 per
cent. The number of appeals upheld at
inquiry for major housing developments –
schemes with more than 10 homes – had
also risen from 58 per cent to 67 per cent.
A gap in local policy
Robert Adam, director of Adam
Architecture, said: “Local authorities that
have not got their local plans fixed are in
trouble. People are putting in applications
knowing they are getting a refusal simply
as a means of getting their proposal in
front of an inspectorate. ... developers
are simply hiring researchers to find out
which councils do not have a local plan
and applying for a development, as the
[threshold] for winning an appeal against
these councils has become quite low.”
Ruth Reed, RIBA past president and
chairwoman of the RIBA Planning Group,
said the NPPF had placed a burden on
local authorities that they cannot deliver
on.
She said: ‘With only one in seven local
authorities having an adopted local plan in
accordance with the NPPF, there is a gap
in local policy. Planning by appeal cannot
be good for anyone.’

Guide to NPPF and NPG
Urban Design London have started a
project to write a companion guide or
primer to help people apply NPPF and
PPG design content.
For more information see:
w www.urbandesignlondon.com
English Heritage is consulting on similar
guidance.
For more information see:
w http://www.english-heritage.org.uk/
publications/guidelines-and-standards/
consultations/
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London Renters – 94% say no to
private renting
By Diane Burridge

helter, in a recent survey, Private Rent
Watch, found that only 6% of renters
would rent from private landlords
given the choice – preferring instead to be
tenants in more secure and affordable
social housing, or to own their own homes.
However, such choices of housing tenure
are nearly impossible for the one in four
people who now rent in London.

S

Some fact and figures
For the first time since the post-1945
building boom, more people rent privately
than live in social housing. The National
Housing Federation reported in 2012 that
rents were rising by 7% per year in
London. Property ownership is down to
64% of households nationally, with firsttime buyers having an average age of 37
years, despite there being 50,000 empty
properties in London. Civitas, the freemarket thinktank, has proposed a ban on
buyers outside the EU from acquiring
homes, as in central London only 27% of
new homes went to UK buyers.
A new coalition of private tenants
In response to these developments,
London Renters, a coalition of private
tenants groups around London, has been
set up aiming to share information and
support with others renting from private
landlords, and campaign for a better deal
for renters. London Renters is calling for a
series of measures to improve the sector
and to end discrimination against people on
housing benefit, where landlords are
increasingly reluctant to have such tenants.
Christine Haigh, of London Renters,
informed Newsforum in May this year that
“London Renters has met with civil
servants and made submissions to respond
to current government policy. They staged a
“sleep-in” in the foyer of the Department
for Communities and Local Government to
highlight how evictions by private landlords
have become the leading cause of
homelessness. In April 2013, they targeted
letting agents for their role in pushing up
rents and offering insecure tenancies.
Christine Haigh also advised
Newsforum that, as well as high rents,
“another major problem for private tenants
is insecurity of tenure. Once the initial six
or 12 month period of a standard tenancy
has passed, most renters can be evicted at
8

two months’ notice without any reason.
Partly as a result, being evicted by a private
landlord is now the reason for a quarter of
all homelessness cases”.
A national issue
London Renters is a member of the Radical
Housing Network which, as the shortage
of affordable and secure homes is a
national issue, unites those campaigning
on different aspects of the housing crisis. A
series of events, as part of The Housing
Weekender 2014, was held in April 2014 in
Lewisham, Lambeth, Brent, Camden,
Hackney and Haringey; speakers included
Danny Dorling (author of ‘All that is Solid’)
and Liz Davies (Haldane Society).
Increased support for landlords
In the meantime, the Government has
increased support to professional landlords
even though the majority of people do not
want this type of housing tenure. This
includes the Build to Rent fund which is
providing £1 billion subsidised finance
(through loans or equity) to private
developers to build privately rented homes
to be let at market rents. London Renters’
calculations estimate that the minimum cost
to the Government of the loans (excluding
operating costs for the scheme) is £92m
(lending money at 0.92% below the cost of
borrowing £1bn over the ten year period).
The taxpayer already funds £13 billion per
year in buy-to-let tax subsidies, according
to the Intergenerational Foundation.
Landlords can offset mortgages against
rental income and deduct 10% ‘wear and
tear’ from profits, which owner-occupiers
cannot. It is not a surprise that figures
show that buy-to-let mortgages have
virtually doubled to 23,600 since 2009.
The privately-rented sector in other
countries.
The situation is different in some other EU
countries. In Germany over 50% of people
rent rather than buy, This is mainly in the
private sector but rents are regulated and
people have secure tenancies. In France, one
in five people rent with long leases and rent
caps in many areas. In November 2013, rent
controls were introduced in Paris with strict
affordability measures imposed on new
developments in certain areas. However in
Italy some claim that the strict rent controls

from 1945 to 1978 caused a shortage, due
to people taking up more housing than
needed as they could afford this.
Similarly, in Sweden, the Swedish
Property Federation published a report
(The Boverket Report, 2013) stating that
rent controls were a ‘shield for wellestablished insiders who already have a
home.’ However, the Federation has stated
that it was too early to suggest scrapping
the rent control system.
And so what can be done?
The Mayor’s London Rental Standard aims
to have 100,000 landlords and agents meet
basic accreditation standards by 2016. Low
cost housing schemes, more social housing
and housing zones were all discussed in the
last NewsForum. (April 2014)
As the 2015 elections loom, political
parties are starting to respond to the
urgency of the situation, offering or
discussing policies such as rent controls
and banning letting agency fees as now
charged to prospective tenants. Generation
Rent, set up in 2011, recently
commissioned a poll that showed that 35%
of people in the privately rented sector
identified themselves as swing voters.
There are 86 MPs for constituencies where
this number of people represents more
voters than the MPs’ existing majority.
While these measures will be welcome,
Christine Haigh warned, “Rents will still be
set by the market, regardless of whether
those on even average incomes can afford
them. More action is needed to improve
conditions for renters, who pay more for their
housing than homeowners or social tenants”.
It would be of great interest to hear
from Member Societies of concerns they
may have about the situation in their area,
and any plans they have for supporting
private tenants in some way. Ultimately,
unless our neighbours feel more settled
and secure in their housing, we will all be
diminished in some way, perhaps affecting
how we can engage with each other as we
work to improve our areas.
For more information about members of
London Renters networks see:
w http://letdownblog.wordpress.com/
about/
w http://radicalhousingnetwork.org/
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Short-term lets in London
By Michael Bach

ouse prices and rents have been
rising rapidly and there has been a
huge growth in tourism. The existing
housing stock, especially in Central
London, is under huge pressure. Sounds
familiar – yes, it could be a current
assessment of the Central London housing
market, but in fact this was the justification
for the Greater London (General Powers)
Act 1973, which sought to control
“temporary sleeping accommodation”.
Section 25 of this Act defines the use ‘as
temporary’ sleeping accommodation of any
residential premises in Greater London, as
a material change of use of the premises.
Use as temporary sleeping
accommodation means use of premises for
90 consecutive nights or less. The effect of
the Act is that property owners need to
seek planning consent for changing
housing over to short-term sleeping
accommodation – as it would reduce the
housing stock available to Londoners
needing somewhere to live. This change to
what is effectively quasi-tourist
accommodation on a continuing basis was
the reason for seeking powers designed to
protect much-needed housing for
permanent residents and to maintain the
stability of local communities. In Central
London this is still the situation today.

H

The Olympics factor
In the run-up to the Olympics many
landlords and homeowners were keen to
take advantage of the need for additional
accommodation during the Games. There
was a rumour that London Boroughs would
use this Act to prevent people renting out
their own home. However, a survey of
London Boroughs in 2011 showed that 27
London Boroughs took a relaxed view to
such short-term lets during the Olympics,
and only five London Boroughs – Camden,
Kensington and Chelsea, Southwark, Tower
Hamlets and Westminster - proposed to
take enforcement action. This response
reflected the temporary nature of this
change in most boroughs, whereas in the
central boroughs it could have been the final
straw – a switchover from normal rented
housing to short-let tourist accommodation.
In the end, this was largely a storm in a
teacup - the take-up of short lets was much
less than expected and many landlords and
homeowners who had hoped for large
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short-term rentals were disappointed by
the take-up.
So why is the Government proposing
legislative changes?
Now, two years after the Olympics the
Government has suddenly decided to take
action to change the controls in the Act.
Somebody in the Government has
suggested that, although there is still a
need to control the turning of housing into
quasi-tourist accommodation on a yearround basis, they consider that there
should be no planning control on letting a
room to a tenant or on people letting out
their home while they go on holiday. A
great deal of fuss has been made about
these “restrictions”, but it is doubtful that
either of these come within planning
control let alone that anyone has sought to
enforce against these activities. If the
purpose of the current proposals is to
accommodate these practices, then no
legislative action is needed.
So what is proposed?
The proposal is to use the Deregulation Bill
(new Clause 21) to introduce a power to
allow the Government to make regulations
to identify “particular premises or
premises in a particular area” which would
be exempted from the 1973 Act.
The DCLG press release suggests that
legislative changes are needed to give
Londoners “the freedom to rent out their
homes on a temporary basis, such as when
they are on holiday”, whilst changing homes
into hotels or hostels would still require
planning consent. However, the statement
continues by saying “such reforms will not
just benefit London’s strong tourism
industry by expanding the pool of
competitively priced accommodation, but
allow families to earn some extra cash
when they themselves go away.”
So should we be worried?
If these activities – renting out a room and
letting your home during your holiday – do
not need planning consent, then what is this
really about? What changes could they be
trying to facilitate? We have become
increasingly suspicious of the disingenuous
justification given for planning changes
recently – such as allegedly targeting empty
property when liberalising change of use.

Is it as misleading as previous statements
or is it really just about allowing people to
take in tenants or let their home while on
holiday?
New powers to make changes
As written, the new clause 21 would give the
Government powers to make as yet
unspecified changes, to facilitate some quite
reasonable activities that may not even
require any action. Are these additional
powers really needed or should we be
suspicious of the real motive? If it were to
result in the loss of housing which meets the
needs of permanent residents it would be
highly damaging.
Should a hard-won and still much-needed
local power be subject to Central Government
tinkering to allow as yet unspecified and
unjustified changes? The Act meets a local
need – the need to maintain housing in
Central London. The current powers must be
retained to stop this housing being turned into
tourist accommodation by serial shortterm lettings. There is no evidence of the
Act being used to stop households having
a lodger or people letting their home during
their holidays. So what exactly does the
Government seek to achieve?

Croydon Council Masterplan
Croydon Council’s Masterplan for East
Croydon, commissioned from urban
designers Studio Egret West, was adopted
as interim planning guidance in 2011. The
preparatory process brought together
council officers, developers Stanhope and
Schroders and Menta, Network Rail and
Transport for London.
The council paid for the masterplan but it
claims that ceding control to a wide group of
landowners and stakeholders enabled them to
agree the brief and oversee the consultants’
work, allowing a stalemate over developments
around East Croydon station to be resolved.
The group also ran the public
consultation, holding sessions in various
local community halls and from the top of a
nearby tower block so the public could look
over the site and appreciate the challenges
faced by the new development.
Work has now started on the various
development schemes, which include a 55storey residential tower, offices and leisure
facilities.
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Spotlight on the Streatham Society

Spotlight on the Streatham Society
The aim of the Streatham Society is to improve the quality of life for all who live or work
in Streatham by Brian Bloice

he Streatham Society was formed in
1974 when it was feared insensitive
planning was destroying our heritage.
While not against change it was felt some
retention of local identity provided a legacy
for future generations, giving a pride of
place and appreciation of what makes us
all care. As well as wanting to protect our
heritage, we also meet new challenges to
ensure they are the best for the future of
Streatham.

T

Supporting local amenity environment,
The Society encompasses all aspects of
local amenity and the local environment,
and supports other local groups such as
the Friends of Streatham Common, the
Friends of Streatham Green and The
Friends of Streatham Tate Library. We
support, with small grants, such groups as
the Streatham Darby and Joan Club and
the Streatham Youth and Community Trust.
The Society has very active planning,
environmental and local history research
teams. All planning applications for
Streatham are scrutinised. Good planning is
supported and objections made to poor
schemes. Our website attracts a
considerable number of requests for help,
and information and advice are offered to
local people, whether or not they are
members of the Society. We maintain a
good working relationship with Lambeth
Council Officers and locally elected
representatives, and make representations
or present papers to the Local Authority
cabinet and planning meetings, as well as
making paper submissions. Members of the
Committee have also appeared as witnesses
at a Public Inquiry and planning appeals.
The Society is a member of the Lambeth
Local History Forum and has an elected
representative on Streatham Action (the
Streatham Forum) It is also represented on
the Wandsworth Heritage Panel.
A lively social programme
The Society holds well attended meetings
twice a month for members, to which
visitors are welcome, and talks cover both
heritage and community sensitive
subjects. We have a considerable number
of members who live outside the area and
are content to receive the quarterly
newsletter, The Streatham News.
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We want to protect our
heritage, and meet new
challenges to ensure they are
the best for the future of
Streatham
Members conduct guided heritage walks
and steward the opening of several heritage
sites. The Society has a flourishing book
publishing programme and our current
bookstall sells over 50 titles, all written by
our members. The Society takes part in the
Streatham, Wandsworth and Lambeth
Heritage Festivals. For a number of years the
Society ran a small theatre group but there is
now a separate amateur theatre company.
Early Campaigns
In 1976 the Society successfully fronted a
local campaign against the Inner London
Ring Road, which would have cut its way
across residential housing and Streatham
Common. In 1978 the Society launched a
vigorous campaign to save the manager’s
house of the Mineral Wells Spa in Valley
Road, which had been providing medicinal
water from the late18th Century up to 1939.
The building was saved from demolition
and incorporated into a sheltered housing
scheme after its statutory listing.
In 1986, as a result of its research, the
Society discovered that a derelict industrial
building, which was part of an India rubber
factory, had started life as a Georgian silk
mill (1821-1838). The building was spot
listed, just before it was to be demolished,
by Sainsbury’s, for a new supermarket.
They then applied for listed building
consent. After a three day public inquiry
the inspector ruled that the building should
remain. It was then fully restored and
incorporated into the new supermarket at
considerable cost to the new owner.
When the historic site of the sugar
magnate and philanthropist Henry Tate’s
house came up for development, the
Society was successful in making
application for the listing of several
buildings within the grounds of the estate.
In addition to the Tate Gallery he funded

four libraries in South London.
Subsequently when planning permission
was granted for the partial redevelopment
of the estate, the Society secured a clause
allowing it to run heritage tours around the
historic gardens for the general public, on
two occasions a year. Other campaigns
were ‘Streatham Against Litter’, and ‘Save
Our Department Store’ (we lost this one)
The Streatham ice rink
Over a period of 10 years, the Society
negotiated with the Council and made
representation to the developer
concerning the redevelopment of the
Streatham ice rink and the adjoining leisure
centre, with its swimming pools. A
planning condition was that there should
be no loss of the ice rink amenity during
the period of its build. The Society ran a
‘Hands Off Our Common’ campaign to
prevent a temporary ice rink being built on
the Common; the developer constructed a
temporary ice rink in Brixton during the redevelopment. The new ice and leisure
centre was opened in 2013. With funding
also from Tesco in return for permission for
a new supermarket, the development has
provided a much needed increase in the
residential provision in Streatham, and a
leisure centre with two swimming pools, a
fitness centre and the new ice rink, with
provision for 1000 spectators, allowing the
Streatham Redskins ice hockey team to
resume their matches in Streatham.
A new community centre
The Society led the campaign to stop the
council closing the Tate Library in 2012.
Members then sat on the consultative
committee to monitor the refurbishment of
the old library, which was financed by
Lambeth Council with a large grant from
the Mayor’s Outer London Fund. At the
same time, an old school building to the
rear of the library was incorporated into the
refurbishment scheme to provide a flexible
community space which can function as an
art gallery, exhibition space and meeting
room for 120 persons (with a possible
future use as a small theatre and cinema).
The whole complex was reopened this last
March, with much celebration, by the
comedienne Jo Brand.
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The Streatham Society
Contact:

Chairman Brian Bloice

email:

b.bloice@btinternet.com

tel:

020 8764 8314

w website:

www.streathamsociety.org.uk

Brian Bloice

Protecting and Promoting Heritage
Environmental improvements have
been achieved based on the Society’s
research. Virtually the whole of the A23
that passes through Streatham has
been made a Conservation Area
enabling the council to obtain funding
for its general improvements. Several
important buildings or monuments have
been listed, including a temperance
coffee tavern, a cinema frontage, the
Dyce Fountain and a number of tombs
in the Parish church yard, and funding
for a new lighting scheme was
obtained to illuminate several of
Streatham’s iconic buildings.
We made successful representation
to Lambeth council encouraging them
to establish a Local List of historical or
architecturally important buildings. The
Society had previously created its own
list of such buildings and was the first
amenity society in Lambeth to provide
the information for the Council’s list for
the Streatham area. The Society
contributes to, and has access to a
very large photographic and historic
data base managed by one of its
committee members.
After representations by the
Lambeth Local History Forum, of
which the Society is an active
member, the council’s street
naming officer now consults
with local societies in Lambeth
before a new name is applied
rather than choosing a name
from a borough wide list as
previously. In most cases the
developer agrees with the
chosen name, which are now
much more site specific.
The Society has its own
plaque scheme including
plaques commemorating: the
comedienne Tommy Trinder; the
Antarctic explorer Birdie Bowers;
the conservationist Stenton
Covington; the lexicographer
Samuel Johnson; the Thrale
family and one for the centenary
of the Rookery Gardens.

Current Problems
Although there is a vibrant community
in Streatham, but with the reduced
funding of the local authority by central
government means there is a need for
many more volunteers to become
actively involved in running, or assisting
in the running of cultural and social areas
of local services. It is regrettable that
much needed additional expertise
cannot now be widely found in the
voluntary sector. While members of the
Society developed special planning
skills and working relationships with
council officers, the knee-jerk changes
in the planning structure and
regulation, have meant that much
earlier acquired knowledge of the
planning system is now out of date.
Acknowledgments
None of the achievements of the
Society would have been possible over
the years without the involvement and
dedication of the past and present
officers and members of its three
committees together with the support
and encouragement of the society’s
membership.
Above right:Henry Tate’s House (built
in1829), home of the sugar magnate
Henry Tate from 1881 to 1899

Age: 40
Founded: 1974
Circumstances of Birth: To combat insensitive
planning which was destroying Streatham’s
Heritage
Biggest Successes: 1. Prevention of loss of
mineral spa building; 2. Stopping urban motorway
across Streatham; 3. Preservation of Georgian silk
mill; 4. Building of a new ice and leisure centre; 5.
Refurbished library and new community space
Biggest Disappointments/Frustrations: Loss of
Departmental Store.
Present Preoccupations: 1. Providing a positive
face for Streatham people to government and local
authorities;
2. Having a voice on community organizations; 3.
Encouraging the study and interpretations of the
past as a key to shaping the future; 4. Ensuring the
maintenance of public open spaces; 5. Seeking to
improve public transport and a better deal for
pedestrians and cyclists.
Working Details: Membership 320; Annual
subscription rates-Single £10, Household £15, Life
Membership £180, Household Life Membership
£120; Main committee 11 members, Two subcommittees: Local History, Social and
Programming; Quarterly 36 page Newsletter;
Webmaster for Website, www.
Streathamsociety.org.uk;
Publications (50 titles) topics include: General
History, Self Guided Trails, Architecture and
People.
Activities: twice monthly meetings, exhibitions,
tours of historic sites, attending (with bookstall)
festival events and Street Parties, publishing local
histories, monitoring and commenting on planning
applications, dealing with local history and family
history inquiries, preserving Streatham’s heritage
and mounting or supporting local campaigns.
Last Word: The Society attempts to build bridges
between the many diverse sectors of its
community, by encouraging collaboration amongst
other Streatham groups and organisations, for the
betterment of Streatham.

The Dyce Fountain designed
by the artist William Dyce
newsforum Summer 2014

11

Obituaries

Harley Sherlock 1926 - 2014

arley Sherlock, MBE, AA Dipl, MA,
RIBA, FRSA, distinguished
architect and Vice President of the
London Forum, died in Sanderstead on
14 May 2014, aged 88.
Harley cared passionately about
Britain’s built environment and forged his
reputation during the great postwar
rebuilding of London by disproving the
dictum of the Modernist movement that
high density housing could not be
achieved without building high.
He saw a modern equivalent of our
Georgian streets and squares not only as
the best way of reducing the need to
travel, but also as the most civilised
prospect for a living and working
environment worthy of the twenty-first
century. With his business partner
Malcolm Andrews he created modern
versions of the Georgian terrace, notably
at Blenheim Court in Archway, and
Southwood House in Highgate — both
faced in “London vernacular” brick that
has made a renaissance in residential
schemes in the capital in recent years.
Their work was recognised with awards
and commendations from the Ministry
of Housing and from the Civic Trust,
which won them work in the public
sector on low-rise, high-density housing
and on the rehabilitation of nineteenthcentury streets.
He was particularly concerned about
the creeping hegemony of the car that
was having the effect of choking Britain’s
towns and cities, causing pollution and
congestion. As chairman in the 1980s of
Transport 2000 (now the Campaign for
Better Transport), he campaigned for
more investment in public transport and
measures to discourage people from
using their cars.
Harley served on the Council of the
Royal Institute of British Architects from
1982 to 1988; was Chairman of the
Institute’s Planning Advisory Group from
1986 to 1988, and Chairman of the
Institute’s London Region from 1984 to
1986. From 1996 to 2006 he was
President of the London branch of the
Campaign to Protect Rural England.
In 1987 Harley was elected a Fellow
of the Royal Society of Arts. In 2003 he
was awarded an honorary MA by the

H
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London Metropolitan University for his
services to architecture and planning in
Islington and in London generally. And in
2009 he was appointed MBE for
services to architecture, conservation,
and to the community in Islington.
Locally, he was Chairman of the Islington
Society 1996–99 (and the Society’s
President 1999–2006) and he was a
founder members of the Campaign for
Real Ale (Camra).
He wrote several books, the most
influential of which was Cities Are Good
For Us (published by HarperCollins in
1991), a history of the mess that we
have made of our cities, and a search for
remedies.
In 1958 he married Fionnuala Boyd,
always known as “Folly”. Their daughter
Sarah Jane writes: “Their courtship was
a long one because, as an ardent
feminist, Folly regarded marriage as a
serious threat to her freedom. But that
was matched by Harley’s perseverance,
which led to her accepting him after
about his fiftieth proposal – or so he
claimed. And in due course, they had
three children”.
Folly died in 2005.
As Andrew Bosi remarked: “Harley
must be the only outspoken campaigner
never to have offended anyone. No-one
had a bad word for him, and he very
rarely had one for anyone else”. He was a
generous, larger than life personality,
and a kindly, humorous and wise
presence. He will be greatly missed.

Brian Anthony 1934 - 2014
rian Anthony, who died in February was
an important and influential figure in the
conservation movement, an
indefatigable campaigner for historic buildings
whose work saved many architectural
treasures. His work helped to lay the
foundation for much of what we do today.
A Historic Buildings inspector, he presided
over a comprehensive resurvey of Britain’s
historic built environment in the early 1980s,
which led to a more than doubling in listings.
His role in persuading the government to
increase spending on protecting Britain’s
historic buildings was remarkable.
Following the demolition of the Art Deco
Firestone tyre factory in Brentford, West
London in 1980, he persuaded a receptive
Michael Heseltine - then Secretary of State for
the Environment, who had been due to
announce the building’s Grade II listing – to
agree to allow him to complete his resurvey as a
way to prevent such a debacle from happening
again. Chosing Covent Garden as the exemplar
he persuaded Heseltine of the value of historic
building-led regeneration. This major initiative to
assess nearly 400,000 buildings paved the way
for the formation of English Heritage in 1983.
He was also responsible for the listing of
the Art Deco Hoover Building, and the saving
of 2,000 of the classic red telephone boxes
designed by Giles Gilbert Scott.
He kept the survey going despite outrage
from many local politicians who felt the
potential to modernise their towns would be
severely limited by building conservation.

B

Sir Richard MacCormac
(continued from page 1)

His sophisticated architectural language is
particularly seen in a series of striking university
buildings, notably at St John’s College, Oxford;
Burrell’s Field at Trinity College, Cambridge; and
the almond-shaped Ruskin Library for Lancaster
University (1996). Other works included the
Wellcome Wing at London’s Science Museum
(2000) and one of London’s most distinctive
Underground stations, Southwark (1999).
Sir Richard lived and worked in Spitalfields,
before it became fashionable, restoring a pair of
beautiful houses near his office there.
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Civic Voice

London Historic
Environment Forum

News from
Civic Voice

Michael Hammerson reports on its recent
meeting

LHEF and Heritage Alliance
Heritage Alliance is now 10 years old
and currently has 90 members. It
was formed as a reaction to the
fragmented nature of the heritage
sector. It has four main policy areas –
Spatial Planning, Funding, Learning,
and Rural Heritage. Its Chairman,
Lloyd Grossman, has recently
secured a meeting with Ministers
about the VAT issue, and HA will be
producing a manifesto in June on VAT,
the new English Heritage Model,
Local Planning Authority capacity,
and Education & Volunteering.
English Heritage restructuring
The Government is proposing
splitting English Heritage into two
entirely separate parts
1) ‘English Heritage’, a totally
separate body charged solely with
looking after English Heritage
Properties: it will be given a lump
sum for set-up and repair and
maintenance costs, and will then
be expected to be self-financing.
2) “Historic England”,carrying out the
current advisory service provided to
Government, public bodies and
others by English Heritage.
There is widespread concern at this
proposal, and many organisations,
have sent in detailed responses to
the Government’s consultation.
DCMS has issued a brief response on
key issues raised in the consultation
responses, but their detailed
response is awaited.

Planning Process. The Act deals with:
Heritage Partnership Agreements,
Listed Building Consent Orders,
Certificates of Lawfulness of Proposed
Works, Conservation Area Consent,
Definition of Listed Buildings,
Certificates of Immunity. One of its
aims is the “reduction of legislative
burdens” as part of the Government’s
drive to reduce “red tape” and
promote growth and development.
It is claimed that: “The provisions are
not intended to reduce the protection
for the historic environment”, but there
are great fears that these will be
exploited by developers and lawyers to
the detriment of the heritage, whatever
the alleged good intentions and
assurances of no weakening of
present protections.
The provisions as they affect the
Heritage relate mainly to the merging
of Conservation Area Consent with
Planning Permission, and to listed
buildings in the planning process –
notably that developers can apply for
“Certificates of Immunity”
guaranteeing that their buildings will
not be listed. Sections 60 – 63 and
Schedules 16 and 17 which relate to
these sections are the key sections
and members are urged to study
them in detail.

Conservation of First World War memorials
Civic Voice is to be part of a nationwide drive to
conserve First World War memorials. Details of a £5
million fund which will support a range of different
projects to repair, protect, and conserve the memorials
were announced at the beginning of July by the Prime
Minister.
Civic Voice will receive half a million pounds to create
a national network of volunteers over the four year
centenary period to help build skills to assess the
condition of war memorials and encourage their
conservation.
The War Memorials Trust will receive up to £3 million
to expand their team of specialist Conservation
Officers. Imperial War Museums will receive half a
million pounds to develop a website giving information
about where war memorials can be found. English
Heritage will receive half a million pounds to increase
the number listed, provide specialists in repair and
develop an education toolkit for schools.

Clive Betts MP questioned by Civic Voice
At a joint event organised by law firm Bircham Dyson Bell
and Civic Voice, in May, Clive Betts MP, Chair of the
Communities and Local Government Select Committee
spoke about the Committee’s recently announced
inquiry on the National Planning Policy Framework
(NPPF).
He voiced concerns about several aspects of the
changes to an audience that included London Forum’s
Peter Eversden, Michael Bach and Andrew Bosi, and
representatives from a wide range of conservation
groups, business and local government, including the
Royal Town Planning Institute, the Local Government
Other matters discussed included:
Association, and the Heritage Alliance.
The Canals and Rivers Trust, Listed
Mr Betts was also concerned about whether
Building Consent Orders, English
permitted development rights could actually undermine
Heritage Schools Programme and the the planning process. He felt the office-to-residential
First World War Centenary Activities, changes had "not been thought through” and “may
the future of the Greater London
make it more difficult for authorities to plan for reshaping
Archaeology Advisory Service
The Enterprise and Regulatory
their town centres in the face of shrinking retail space.”
(GLAAS) and Archaeological Priority
Reform Act
Following conversations with the Planning
Areas, and The Farrell Report. There is Inspectorate he questioned whether planners were
This became effective from April 6th,
continuing concern over the Mayor’s "grasping the reality" of the "fundamental change" taking
and will have far-reaching implications
Cultural Strategy.
for the Historic Environment in the
place in town centres.
On the controversy over onshore wind, solar farms
and fracking since the publication of the NPPF he
Are the new “right to contest” rules a threat to heritage? asked: "Is the planning system geared up to deal with
those problems? ......we have national requirements
any government land or buildings for
New rules introduced by HM Treasury
that the planning system has to address in total in
redevelopment. This power is also
and the Cabinet Office in January, in
terms of renewable contribution."
now widened to include land and
the name of “Government efficiency,
Betts also acknowledged that the duty to cooperate,
property whether vacant or occupied.
and accountability”, give communities,
outlined in the NPPF, was "clearly a very big problem in
businesses, local authorities or
w www.gov.uk/government/news/
some areas," and suggested that combined authorities,
members of the public a ‘Right to
right-to-contest-new-plan-to-speed-upsuch as in Greater Manchester, might be a solution.
Contest’, to make government release
sale-of-public-land-and-property
newsforum Summer 2014
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Threat to village Greens
Warning from the Open Spaces Society

disturbing trend is emerging of
judges finding against green spaces.
In the summer issue of the Open
Spaces Society’s magazine, Open Space
Kate Ashbrook, general secretary, says:
‘Fifteen years ago the Sunningwell
(Oxfordshire) case clarified the law on
village greens in the public interest. Since
then a series of cases has gone the same
way—but now the tide has turned.
This year there have already been three
judgments about greens in the Supreme
Court - Weymouth, Huddersfield, Kirklees
and Whitby, and one in the Court of Appeal Winchester. All have gone against the public
and have endangered both the greens with
which they were directly concerned and
others for which they will serve as
precedents.
The opportunity to register greens had
already been severely diminished by the
2013 Growth and Infrastructure Act which
prevents registration where land is subject
to a planning-related event.

A

Defra has not produced figures to prove
that people abuse the law to stop
development.
The Act was supposed to allow the
possibility of an exchange for the loss of
opportunity to register greens, whereby
local communities could get special
protection for green areas of particular
importance to them by designating such
areas as Local Green Space in their local or
neighbourhood plans”.
But the Open Spaces Society says that it
knows of no new green spaces that have
been designated in all the hundreds of new
plans coming forward. Government has
given scant guidance, few local authorities
promote them and the public remains
ignorant of how to win them.
The Open Spaces Society has produced a
list of policies for the 2015 election, which
focus on rescuing green space.
See also in this issue: Round the Societies,
Mill Hill Preservation Society special newsletter:
‘The Future of Green Spaces in NW7’

What Future For London’s Trees

All change at Earls Court?

Michael Hammerson attended the Tree &
Design Action Groups’ Consultation draft of
Trees In Hard Landscapes which was
launched at City Hall In May.
Over 100 professionals and organisations
from wide ranging disciplines dealing with
the built environment took part in its
development. It aims to provide
practitioners with advice on the practical
challenges and solutions to integrating trees
in 21st century streets, civic spaces and
surface car parks.
The consultation closed in June.
One of the things that emerged from the
discussion was the particular need for
Enforcement; the policies were mainly
there, but needed to be used in particular by
architects, planners and insurers.

Hammersmith and Fulham council was
returned to Labour control at the recent
council elections, on a platform to protect
council homes. This could have serious
implications for the planned £8bn
redevelopment of Earls Court
The new leader of Hammersmith and
Fulham Council, Stephen Cowan, has
promised there will be “robust
negotiations” with Capital & Counties
Property over the redevelopment.
He told Construction News he will be
expecting Capco to “come forward with a
series of changes” to the scheme, which
would meet his party’s manifesto pledges to
increase affordable housing.
“[Capco] is a public limited company and
we respect that,” he said. “We want to work
with them to deliver our manifesto promises
and we will be expecting them to be coming
forward with a series of changes.”
However the Earls Court regeneration
scheme also covers part of the Royal
Borough of Kensington and Chelsea, which
remains a Conservative controlled council.
Watch this space!

The Consultation document (nearly 130
pages, 4.4MB) can be downloaded from:
w informahttp://www.tdag.org.uk/uploads/
4/2/8/0/4280686/trees_in_hard_landscapes
_consultation_draft_28_may_2014.pdf
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Smithfield
saved

he Communities Secretary Eric
Pickles has rejected John
McAslan & Partners’ £160 million
proposal to fill Smithfield Market in
London with shops and offices and
accused the buildings’ owners of not
looking after them properly.
His announcement on 8 July
following a public inquiry into the
scheme has surprised many.
In a strongly worded statement, he
singled out the City of London
Corporation, who own the buildings,
for criticism.
“The deteriorated state of the
buildings is, at least in part, the result
of the history of deliberate neglect and
that, in assessing the planning
balance, less weight should therefore
be given to the current condition of
the buildings and the consequent
benefit of their repair,” he said.
He said the buildings involved in the
Smithfield scheme, while not listed,
were “heritage assets which
contributed strongly to the distinctive
character of the Smithfield
Conservation Area”.
The decision was hailed as a major
victory by Save and the Victorian
Society who fought the proposal,
arguing that it would do too much
damage to the historic fabric of
Horace Jones’ market buildings in
Farringdon.
It is in strong contrast to the
outcome at the Shell Centre.

T

Infrastructure Bill
The Second reading of the
Infrastructure Bill with a general
debate on all aspects of it took place
on 18 June in the House of Lords.
It will go to the Commons later in the
year. It has a large number of
provisions, some innocuous or
desirable, some more problematic. We
shall analyse it in the next Newsforum.
w More information can be found on
the Lords Government Whips Office
website.
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Criticism of Thames Water continues

he barrage of criticism of Britain’s
largest water company Thames Water
and its super-sewer plans continues.

T

High stakes project is poor value
In March the Financial Times weighed in with
the headline: “Thames Water’s high stakes
project is poor value” saying: “they cannot
afford to do it themselves, because their
owners, Macquarie bank and others, have
paid themselves such handsome dividends
that there is no money left. So next month
they plan to pass the hat round for others to
finance the Thames Tideway Tunnel for
them....” The only people to benefit “will
be the Macquarie-men”. (FT, 28 Mar 2014)
The FT article asked: “is all infrastructure
good? At over £4bn, this high-risk project has
already doubled in cost even before a sod has
been turned, while thanks to £1.5bn of
improvements elsewhere, the expected
benefits have almost disappeared. Prof.
Chris Binnie chaired the committee which
advocated the tunnel in 2005. The benefits he
estimated then at £3bn-£5bn, he now values
at just £180m. “Thames has structured the
tunnel financially as a freestanding entity,
neatly passing the regulatory buck to Ofwat,
the water regulator, which seems powerless
to rule whether it’s worth doing. So this
“vanity project”, as Margaret Hodge
describes it, seems to be on its inexorable
way towards adding at least £80 a year to
the average London water bill.”

Misleading the regulator
Then in June Thames was ordered to pay
reparations of £86 million to customers after
admitting to overstating the number of
households on its patch that were at risk to
sewer flooding and misleading the regulator
following a long investigation by Ofwat.
The company had submitted wrong data
going back to 2009 to the regulator,
overstating the chances of flooding. This
won it the right to raise bills to pay for the
danger it was warning of.
Thames will also pay £5 million into a
fund for community projects and a further
£2 million into a trust for those struggling
to pay their bills.
Poorly targeted, inefficient spending
The ruling from Ofwat comes only months
after Thames tried to get an increase on bills
to pay for customer bad debts and
preparation for the supersewer, but was
rejected by the regulator. Ofwat said: “The
misreporting [of data by Thames] may have
led to poorly targeted and inefficient
spending of customers’ money.” In the past
eight years Thames has been fined £150
million for leakage failures and nearly £10
million for previously mis-reporting data.
Higher prices and higher profits
Barely a week later Thames Water
reported an 80 per cent leap in pre-tax
profits to £259 million in a year in which its

14 million customers were seeing bills for
both water supply and sewerage services
increase by 6.5 per cent from an average of
£336 a year to £358.
Half of its profit leap came from higher
prices and half from a steep cut in the
number of its customers becoming bad
debtors, unable or unwilling to pay bills.
Thames has been a perennial magnet of
criticism for the level of its dividends paid
to its host of foreign investors, including
Middle Eastern governments and China,
and for the amount of tax it pays to the
Treasury. Martin Baggs, Thames chief
executive, earns £1.3 million a year.
The company has again paid no tax
It argues that it enjoys reliefs and
allowances from the amount of capital
investment it makes, which rose to £1.1
billion last year. Dividends, however, have
been cut from £231 million last year to
£208 million this year.
That cut comes against a backdrop of an
unprecedented warning to the industry
from its chief regulator, Jonson Cox, the
chairman of Ofwat, that suppliers should
expect to share financial gains with their
customers to keep their bills down.
The proposals have yet to come under
scrutiny from Ofwat. A final determination
of charges for 2015 to 2020 will be
announced in December.

EiP Further Alterations to the London Plan - Peter Eversden comments
The Examination in Public (EiP) of the Draft
Further Alterations to the London Plan will
commence on Monday 1 September and
will run for about three weeks. It will take
place at City Hall providing an opportunity for
a structured discussion before the Inspector,
and of responses to the consultations.
It will be conducted by one inspector,
Mr Anthony Thickett BA Hons BTP MRTPI
Dip RSA, appointed by the Secretary of
State. He will be assisted by the EiP
Secretary, Ms Carmel Edwards.
A final list of matters will be published
following a pre-examination meeting in
July possibly together with an
examination programme and list of
participants and guidance. The subjects
listed for inspection include: Housing,
newsforum Summer 2014

Employment, Retail, Climate Change,
Flood risk, Water management, Waste and
aggregates, and Transport.
Unaltered policies text, tables, maps and
figures are not subject to the EiP unless it
appears that a proposed alteration has
implications which suggest that another
part of the Plan may need to be changed.
Inspector Thickett rejected South
Warwickshire Local Plan last year on
grounds that its Strategic Housing Market
Assessment was out of date. At East
Hampshire he sent a letter to the District
Council to clarify what he expected on the
Duty to Cooperate, and the NPPF policies
on supply of needed housing. He expressed
concern “that the proposed approach to
the delivery of affordable housing would

consign many to a long wait.”
It will be interesting to see what he
does about the London Plan which plans
for a maximum of 49,000 homes per
annum against a requirement for 65,000
per annum and aims to deliver far too few
social housing units. It is also deficient in
compliance with the Duty to Cooperate.
London Forum has requested a commitment
to provide draft updates to the Mayor’s
out-of-date strategies before September.
The main contact for all enquiries will be
Ms Carmel Edwards, EiP Secretariat,
GLA City Hall, The Queen's Walk,
London SE1 2AA
email: eip.secretary@london.gov.uk
tel: 020 7983 4291
mob: 078 2559 250
15

Transport

From the Newsletter of the Friends of
CapitalTransport Campaign
by Andrew Bosi
(Extracts from Issues 51 and 52)

CrossRail2 latest consultation
CrossRail 1 has only just passed the half
way point of construction and continues to
disrupt bus routes and weekend tube
services in the long term interests of the
city, but consultation on CrossRail2
continues.
This latest consultation is about
possible variations for the Crossrail 2 route
through Chelsea, Dalston, Hackney and
New Southgate. The Dalston versus
Hackney choice has wider implications
including TfL’s wish to reduce the cost of
tunnelling. The alternatives offer different
interchange options. Dalston Junction
would give an interchange with the east
London line, and is close enough to
Dalston Kingsland for passengers to
access the North London line as well.
Hackney Central gives a better interchange
with the North London line, and there will
be a pedestrian link to Hackney Downs on
the West Anglia lines. Hackney-Chelsea
was designed to relieve overcrowding
which existed on the Victoria line in 1989,
not the self-inflicted overcrowding
proposed for Euston in 2026. The original
concept of an east-west line with stations
at all of the points at which it crosses other
lines seems to have been lost.
Changes to HS2
The new chief executive of HS2, Sir David
Higgins’s announcement that the link
across the North London line to HS1 was
to be dropped, was greeted with much
relief in Camden.
A second change sees dropping of the
cheapskate solution at Euston that was
rushed in to counter sharply rising costs.
It should mean that London Overground
and London Midland services will still be
allowed to use it. The downside is that it is
likely to mean the loss of significant
numbers of housing units, although Lord
Berkeley's scheme is still under
investigation.
With the mantra of bringing jobs to the
north repeated endlessly, more and more
people are asking why London can not be
served by Old Oak Common. It will already
have excellent links in the form of
CrossRail and the London Overground,
with the West Coast Main Line and the
Great Western route nearby.
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The only tangible improvement in the north
is the proposal to include Crewe in phase 1
instead of waiting until phase 2. It is the
north-eastern arm of the "Y" that currently
has the least adequate railway: if the
scheme were all about regeneration of the
north, that would be phase 1.
The gulf between parliamentary and
public opinion is quite extraordinary, and
not healthy. The apologists for HS2 need to
come up with answers that bridge the gap.
Chancellor announces support for HS3
Before the committee scrutiny of HS2 has
begun, the Chancellor of the Exchequer
has announced support of High Speed 3,
which is a line from Liverpool to
Manchester Leeds and Sheffield. We have
often complained about short-term
planning in government, so to that extent
the announcement must be welcome. But
what does it mean?
It seems that the Chancellor may have
taken on board the need for High Capacity
rather than High Speed, and that HS3 may
address this. If it is based on existing lines,
with plenty of intermediate stops where
people live in large numbers, it will deliver
what is needed far better than a fast route
from Manchester to Leeds which would
boost those cities at the expense of the
others. HS2 will do little for Nottingham,
Derby and Leicester other than make
commuting to London easier. And the
government has already announced
electrification of the trans-pennine route.
Is HS3 just a repackaging of a previous
announcement?
Consultation overload
Meanwhile, the Euston Area Plan has gone
before an inspector and the public hearing
took place in Camden Town Hall. Bringing
HS2 into Euston when there is a wellconnected alternative which would better
serve much of London is simply
unsustainable.
Bus news - Year of the Bus
2014 has been designated the Year of the
Bus. Apparently TfL was so pleased with
the success of the Sesquicentenary of the
Underground that it decided that a similar
celebration of the bus should take place
this year.

The trouble is that there is no comparable
anniversary. It is the 60th year of the real
Routemaster, but there are only ten of
those operating and plans are to remove or
reduce them. There are Boris’
‘Retromasters’, but they have a guard at
best and many of them are one person
operated throughout, about which a
growing number of people express
bewilderment.
One wonders how much it costs to put
stickers on bus stops saying “Year of the
Bus” or which will be the first “Year of the
Bus” stop to be covered by the
increasingly familiar yellow “Bus Stop
Closed” sleeve?
Ghost bus for London on the Boris
‘Retromaster’
Having announced that conversion of the
38 to the "New Routemaster" as it is now
called, would be completed in May a last
minute delay ensured this did not happen.
The buses appear in the all black livery
recently used by the Ghost Bus Company
which does nothing to enhance the
reputation of the controversial new bus.
The cuts being made to the use of
guards on various routes on these new
buses undermines all credibility in the
project. On the 38 guards will ride with the
door open between Victoria and Mildmay
Park, and then disembark. They will not
appear after 8 p.m. which is when most
passengers would want to see them.
Standard hybrids are cheaper to produce,
weigh less and carry more passengers.
Boarding times may be marginally quicker
with a third door and a second staircase,
but it is the open platform that produces
the significant benefits. .
Cashless buses
Transport for London has been advertising
the introduction of cashless buses as
though it were a huge benefit to
customers. Oddly enough, everyone who
comments on it expresses either disbelief
or dismay.
From the archives of the Capital Transport
Campaign
Seventy-five years ago. Trolleybus 1379
runs experimentally through the Kingsway
tunnel.
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The Vauxhall Gyratory
System
Public outcry at demolition of the bus station
From the Friends of Capital Transport Newsletter and other sources

here is much concern that the mayor’s
long-term plan to remove the Vauxhall
Cross gyratory and create a “high
street” there, will involve the destruction of
Vauxhall Bus Station, opened only nine
years ago at a cost of £4m.
An announcement that one-way road
systems are to be returned to two way
working is normally the subject of rejoicing.
When the Mayor announced a number of
such schemes, the main initial response
was that he was failing to tackle more than
half the junctions previously identified as
dangerous, particularly to cyclists.
The scheme at Vauxhall however has
provoked almost unprecedented public
outcry, because buried in the small print was
the fact that reinstating safer roads would
involve demolition of the bus station.
Vauxhall was one of Mayor Livingstone's
first three major road schemes. Whereas
Shoreditch was a startling transformation
and Trafalgar Square is also a great success,
the Vauxhall scheme failed to deliver two
way streets and can add to the journey time
of through bus passengers. On the other
hand, it transformed the experience of
anyone alighting or boarding buses there,
As well as the Clapham and Vauxhall
Societies, a group called the Kennington
Oval Vauxhall Forum (KOVF) has been

T

formed and its campaign against the change
has the support of the local MP, and has
been acknowledged by the leader of
Lambeth Council as one which cannot be
ignored. They are both urging TfL to come
up with something better.
KOVF hosted a discussion on the
proposals and attended a joint Lambeth
Council and TfL workshop to look in more
detail at the two proposed options for
change. It was clear at both events that
there is near unanimous public rejection of
any scheme that involves the loss of the
covered bus station with its integrated bus
stops, close together.
Michael Leapman, biographer, historian
and travel writer, and a Vauxhall Society
member, said: “In the 48 years that I have
lived in Vauxhall, this has been the single
most user-friendly improvement to the
quality of life of its residents, especially the
old and disabled. It allows convenient
interchange between bus, tube and rail,
where previously the bus stops scattered at
all sides of the roundabout – as would
happen again if the bus station were
removed.”
Andrew Bosi comments: “It should not
be beyond the wit of TfL to devise a scheme
that restored two way traffic and retained
the bus station.”

Draft Traffic Signs Regulations may remove right of Consultation
he London Forum was alerted in May
by the Pinner Association to proposals
by the DfT to remove the need for local
authorities to make traffic orders implement
waiting restrictions using yellow lines.
If the new regulations are passed it was
feared that the associated changes would
remove the legal right for anyone to object
to the introduction of any type of yellow line
waiting restriction. Local authorities would
no longer be required to make traffic orders
or to follow a consultation/ objection
procedure whether outside a private house
or business. In the same way as bus stop
clearways and yellow box markings, the
marking itself will become the prohibition
and can be enforced against. The
justification is that it would enable traffic
authorities to manage their networks more
efficiently and cost effectively.

T
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However DfT considerred that most local
authorities will continue to consult as local
intervention can lead to improvement in
proposals and because removing abortive
schemes is much more costly than
consulting and getting a scheme right.
The London Forum is satisfied, after
discussing the issue with London boroughs
that the change in regulations should not be
a problem if local authorities continue to
consult.
Should you feel strongly or have any
comments on this draft proposal,
comments may be directed at the DfT in
response. The details can be found at:
w https://www.gov.uk/government/
consultations/traffic-signs-regulations-andgeneral-directions-2015

Old Oak regeneration plan
Boris Johnson launched a
consultation in June on plans to give
the Mayor of London overall
responsibility for major regeneration
plans at Old Oak Common and Park
Royal, which are linked to the
development of a new Crossrail and
HS2 station. This will involve the
development of up to 24,000 new
homes on 950 ha of industrial land.
Part of the plan is the creation of a
new Mayoral Development
Corporation (MDC) to drive the
redevelopment. The consultation
includes local businesses, residents,
landowners and local authorities.
The proposed MDC will look to
emulate the success of the London
Legacy Development Corporation that
continues to lead the post-Olympic
regeneration of Stratford and East
London.
The consultation can be found at
w https://consultations.tfl.gov.uk/
general/old-oak-mayors-developmentcorporation.

Civil Engineers report
At the launch of its State of the Nation:
Infrastructure 2014 report, by the
Institution of Civil Engineers, Lord
Adonis, shadow minister of state for
infrastructure, said business and
aviation should be wary of pinning
hopes on the Airports Commission led
by Howard Davies, which will deliver
its verdict after the next election:
"Anything Davies recommends is
going to be hugely controversial."
The Davies commission was seen by
many as a device for the coalition to
kick a toxic political question into the
long grass. But, Adonis said, the
delays could carry on after the report is
published: "The easiest thing in the
world would be for whoever is in
government in a year's time to find
[another] good piece of long grass,
[like] the need for further development
work and consultation. We could easily
lose another parliament."
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Round the Societies
A round-up of news from our member societies.
By Diane Burridge

The Hammersmith Flyunder

Tabard Pub and Theatre update

The Hammersmith Society is planning to take a key role in the
debates on options for replacing the A4 and the Hammersmith
flyover with an underpass. The Council’s Feasibility Study has just
been published and formally submitted to the Mayor of London
and Transport for London. The report seems to favour the short
tunnel option, and the Hammersmith Society considers that, if this
is the final favoured option, the proposals should be modified so
that the full frontage of Hammersmith Town Hall is joined up with
Furnivall Gardens to create an enlarged park. One key objective is
that Hammersmith town centre is re-united with its riverside.
w www.lbhf.gov.uk/flyunder/feasibilityreport

The Bedford Park Society has succeeded in getting the Tabard Pub
and Theatre listed as Assets of Community Value under the
Localism Act 2011. The Society now has the opportunity to
intervene if closure or conversion of this building is proposed,
giving added protection to this listed Grade II* asset. The Tabard is
often used as a meeting place for local clubs and societies and the
theatre has a London-wide reputation. This achievement added to
recent celebrations for the Society’s 50th birthday.

Wandsworth Society celebrates 40 years.
Recent successes of this Society are being celebrated this year,
including the launch of Wandsworth Living Streets by members,
and the rejection of the proposed redevelopment of the Ram
Brewery Site by both the Planning Inspectorate, and the
Secretary of State, after a campaign by the Wandsworth Society
and others. The Society will be involved in any new applications to
ensure that these are not over-developments and respect the
listed buildings on the site.

Cafe Society in Brompton Road.
A survey by the Knightsbridge Society of 700 metres of Brompton
Road, found 59 separate licensed premises offering food of one
sort or another. Many of these had been converted from retail
units. Whereas in the past, the class use order gave some
protection from change of use from A1 (retail) to A3 (food), recent
changes in government policy have removed this protection. At
the instigation of the Society, quarterly Knightsbridge Summits are
now being held, involving councillors, officers, the police and other
stakeholders aiming to come up with solutions for the ‘Brompton
Road Problem’.

Action on Basements
The Knightsbridge Society is also pressing the council to establish
a dedicated Basement Team of officers to offer ‘one-stop shop’
advice and monitoring of basement developments. The proposal is
that this service would be entirely self-funded by the addition of an
Excavation Levy to all basement planning applications. The Society
is awaiting a response from Royal Borough of Kensington and
Chelsea.

We love Vauxhall Bus Station
Local campaigners opposing the plans for the bus station are using
the internet for their campaign. There is a Facebook page:
w facebook.com/pages/We- love-Vauxhall-BusStation
/207071692827334, and the websites of the Vauxhall Society:
w vauxhallcivicsociety.org.uk and the Kennington Oval and
Vauxhall Forum w forumkov.wix.com/kov-forum give more
information, including details of an on-line petition. The Roads and
Transport Sub-committee of the Clapham Society are also keeping
a close eye on the situation. (see more detail on page 17)
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Do Front Gardens Matter?
A recent survey by the Finchley Society discovered that 65% of all
front gardens had disappeared under concrete or block paving. It
was also noted that the borough has 150,000 cars, 10 times the
number in 1958, and so the question is where do these cars park?
Such is the concern of these developments that the Society
invited a panel of experts to debate the importance of front
gardens at a well attended discussion meeting.

Best-selling guide updated due to demand
The Herne Hill Society has updated the best-selling book ‘Herne
Hill Heritage Trail’ - with 51 more illustrations, 37 new entries and
six maps in full colour, and information on 33 nationally and locally
listed buildings and structures.
w www.hernehillsociety.org.uk/bookstall

Application for Village Green rejected
The Mill Hill Preservation Society produced a special newsletter
titled: ‘The Future of Green Spaces in NW7’, informing members
that Barnet Council had refused the Society’s application to
register Reddings Green (Lawrence Green) as an official Village
Green, and outlining the history of this application. The Society
has been gathering evidence and consulting residents since 2011
and lodged an application in January 2012. The special newsletter
outlines current changes in the law affecting open space and lists
other green spaces that are subject to the Bye Laws of the council
so that residents know which land is designated for ‘Public
Recreational Use’ and which is not. w www.mhps.org.uk

Chislehurst Society - protecting green belt land
The Chislehurst Society’s newsletter, the Chislehurst Report, in
2013 drew attention to the marketing of local Green Belt land to
international investors as potential house-building plots. This
article was picked up by local Councillors who asked for further
information from the Society which enabled them to quickly take
action to ensure Bromley Council could protect open pasture land
along Kemnal Road. Bromley Council’s Development Control
Committee used an Article 4 Direction that would take immediate
effect, removing specified types of “permitted development”
rights over the land in question. It effectively prohibits, without
prior approval of the Council: any sub-division of the land, erection
of fences and sheds, formation of accesses, the provision of
temporary buildings and use of the land for temporary uses.
w www.chislehurst-society.org.uk
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written consent.” Mark Whitehead, secretary of the public relations
Following a consultation in January, plans to sell the Land Registry and communications branch of the National Union of Journalists,
said the guidance was "unnecessarily heavy-handed. It's very
have been shelved. The government now says that further
difficult to see how it would work in practice or how it would help
consideration would be “valuable” given the importance of the
institution, which employs 4,500 civil servants. It is understood that promote free discussion and accountability,"
However Cllr Ken Browse, chairman of NALC rejected the
the Liberal Democrats were opposed to the idea.
criticism saying the group wanted its 9,000 parish councils to have
Perhaps they were persuaded by the fact that nine out of 10
"more dealings with the media", not fewer. He said the guidance, a
respondents to the consultation did not agree that a sale would
200-page book, Local Councils Explained published last year,
make the agency more efficient, and that they would not be
“helps councils navigate their way through endless red tape,
comfortable with non-civil servants doing the work.
bureaucracy and arcane laws created by successive governments.
The Public and Commercial Services (PCS) union, with the Law
It does not bar councillors from speaking to the media but explains
Society, ran a campaign against the move and more than 106,000
people signed their petition. They want the Land Registry to remain the legal framework that governs them.” Eric Pickles also waded
into the argument describing the guidelines as “Stalinist” and
in State hands, free from any profit motive and conflict of interest.
called on NALC to withdraw the advice immediately
About 82 per cent of the land in England and Wales, or 12.6
million hectares, is registered with the Land Registry, and it holds
more than 23.5 million titles. In the last financial year, it recorded a
Unexpected views in Shangri-La
surplus of £98.8 million on revenue of £347.2 million.
The first guests to stay at the Shangri-La hotel now opened in the
Attempts to privatise the 150-year-old Registry, now based in
Shard tower were expecting unforgettable views, but apparently
Croydon, started under the last Labour government in 2000 when it got more than they bargained for. Thanks to a quirk in the building’s
was revealed in a parliamentary question to Lord Irvine, then Lord
design, some bedrooms also come with potentially compromising
Chancellor, that the government was considering the matter.
views of other guests. Its multi-faceted profile is achieved in part
However, after a review, it was then decided it should remain in
by glass panels that protrude several metres beyond the corners.
the public sector. In 2006 a ten-year “blueprint” document for the
During the day, these are barely noticeable from inside – hotel
Land Registry’s future was published. Then in 2009 the Ministry of guests and workers in the offices below can look straight through
Justice announced a five-year “accelerated transformation”
them – but at night, with internal lights switched on, they act as
programme to “cut costs and deliver services effectively” which
mirrors, giving a line of sight straight back into neighbouring rooms.
resulted in the sale of the registry’s head office building in 2010,
The hotel said it was aware of the issue and that it would be
and plans for increased outsourcing.
pointed out to guests. Blinds would be available for guest privacy.

The future of the Land Registry

Queen's Park Parish Council - a first in London

Shigeru Ban wins the Prizker Prize

Residents in Queen's Park have voted in favour of creating the first
parish council in London for 50 years. In a referendum held by
Westminster Council about 20% of the 8,000 residents eligible to
vote took part; 1,100 voted in support of the idea, while 508 voted
against.
Parish councils in London were abolished in 1963, when the
London County Council was replaced with the Greater London
Council. But a 2007 law restored the power for London boroughs to
establish parish councils.
The Queen's Park parish council responsibilities will include
coordinating community events, befriending the elderly, supporting
young people and the unemployed, local management of Queen's
Park gardens launching local allotments. The Queen's Park
Campaign Group has set out its intention to levy a precept of
between £3.30 and £3.70 per month. This would pay for an office
and two members of staff.

Japanese architect Shigeru Ban renowned for crafting structures
from housing to art galleries from cardboard tubes was awarded
the 2014 Pritzker Architecture Prize for his work to make temporary
housing in disaster zones.
The Pritzker Architecture Prize was founded in 1979 by the late
Jay A. Pritzker and his wife, Cindy. Its purpose is to honour annually
a living architect whose built work demonstrates a combination of
talent, vision and commitment, which has produced consistent and
significant contributions to humanity and the built environment
through the art of architecture. The laureates receive a $100,000
grant and a bronze medallion.
The architect has spent two decades travelling to sites of natural
and man-made disasters around the world to work with local
citizens, volunteers and students, to design and construct simple,
dignified, low-cost, housing, recyclable shelters and community
buildings for people in disaster zones, including Japan, Rwanda,
India, Sri Lanka, Haiti, Italy and is currently in the Philippines. He
uses recyclable materials such as locally-sourced cardboard tubes
for columns, walls and beams, which are easy to put up and take
down and can also be made flame-resistant and waterproof.
From private residences and corporate headquarters, to
museums, concert halls and other civic buildings, Ban is known for
the originality, economy, and ingeniousness of his works, which do
not rely on today’s common high-tech solutions.

Parish councils told to steer clear of journalists
The National Association of Local Councils (NALC) is reported to
have written in June to 9,000 parish councils in England telling
councillors not to speak to journalists without permission. This
astonishing “guidance” states that journalists are not allowed to
contact councillors directly and “Councillors cannot provide verbal
or written statements to the media as a councillor without …
newsforum Summer 2014
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Dates for your diary

Key issues of interest and concern to note London Forum events

New rules to halt spread of betting shops
One of the unintended consequences of the recent changes to
planning rules was that it became easier for bookmakers to
convert empty shops on the high street without needing
permission.
Following mounting pressure from bodies such as the Local
Government Association to curb gambling machines and the
proliferation of betting shops the government is considering
plans to give local authorities more control over the make-up of
high streets. In particular this will ensure that betting shops
looking to open new premises are required to apply for planning
permission.
Currently they are in the same planning use class as a bank or
estate agent, and can change use to a bookmakers without the
need for a planning application. The government said it will
consult this summer on proposals to keep betting shops in a
"smaller planning use class" A2 group, while moving all other A2
shop uses, including estate agents, financial services, and
recruitment agencies, into the A1 group, so that permission
would be required to convert them into a bookmakers. This
approach would follow plans mooted in the Budget to create a
"much wider ‘retail’ use class, excluding betting shops and
payday loan premises".

Delivering Newsforum by email
We currently send you Newsforum by email in the form of a
PDF as well as posting you a hard copy. For most of you the
PDF is the most useful form as it can be widely distributed at
no cost. It also has the advantage that web links can be
accessed directly and text can be copied out of it.
We have reduced our costs by sending you the summer
edition in PDF form only. In addition to saving cost it is
environmentally more friendly. With postage costs increasing
enormously this is now becoming a major consideration.
If you do not keep your hard copy and feel you could do
without it, relying on the PDF for all three editions, please let us
know via one of the email addresses below, giving your Society
name as well as email address, so that we could reduce our
postal mailing list and save printing and postage costs.

For information about the London Forum contact:
w

www.londonforum.org.uk

Peter Eversden Chairman
London Forum, 70 Cowcross Street,
London EC1M 6EJ
Telephone: 020 7250 0606
email chairman@londonforum.org.uk
Diane Burridge Membership Secretary
email membership@londonforum.org.uk
Registered Charity Number 1093134
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London Forum Open Meetings Autumn 2014
Wednesday September 17
Tuesday October 14 AGM
Tuesday November 25
Watch out for email updates with further details

Meetings are held at The Gallery,
75 Cowcross Street, EC1M 6EJ, (Farringdon station)
All meetings begin with refreshments at 6pm
for a 6:30pm start

Membership renewal - reminder
As you all know, London Forum relies totally on Members’
subscriptions for its budget. Many Members are early payers and
we are most grateful to Members who have already renewed this
year. If for one understandable reason or another, you have not yet
sent us your cheque we would be delighted to hear from you.
Please also let us know if there are changes to postal or email
names or addresses so that we can keep our records up to date,
otherwise post may not reach the right persons.
We would like to welcome other groups to be members and
your suggestions and recommendations would be valued.

London Forum on Twitter
Don’t forget the London Forum Twitter site.
Stories; updates on the latest news as it comes in; useful web
addresses.
Do pass on the address to all your amenity society contacts.
Twitter can reach far beyond London Forum's e-bulletin list of contacts.
w http://twitter.com/London_Forum
NB - note the underscore: _ in the name
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