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Introduction

The Central Activities Zone (CAZ) SPG provides guidance on how to interpret and apply policies in the 
2015 London Plan related to London’s Central Activities Zone and, where relevant, the North of the 
Isle of Dogs. In particular the SPG supports London Plan policies to realise development capacity and 
improve infrastructure, movement and services in the CAZ to:

• sustain and enhance its varied strategic functions whilst sustaining the attractions of 
residential neighbourhoods where more local uses predominate and 

• secure a quality environment that befits the core of a world city.
The draft CAZ SPG was published for a 12 week public consultation between 15th 
September and 8th December 2015. During the consultation period meetings were 
held with the CAZ boroughs, London First, Westminster and City Property Associations, 
Cross River Partnership, the central London Business Improvement Districts and the 
London Planning and Development Forum. A total of 28 responses were received from 
a range of local authorities, business and property organisations, amenity groups, 
developers and consultancies (see Appendix 1). Overall, there was very positive support 
for the SPG and for the Mayor’s objectives to secure an appropriate balance between the 
strategic functions of the zone (particularly offices) and new residential development.
This report summarises the main changes to the Central Activities Zone Supplementary 
Planning Guidance as a result of consultation responses received. Officers have updated 
the SPG to take account of these responses, where appropriate, and to ensure the 
document is as up-to-date as possible. 

CAZ SPG INTRODUCTION
There was overall support for the indicative schedule of CAZ strategic functions in 
Table 1 of the SPG. However, in response to a representation from Historic England, 
‘heritage’ has been added to Table 1 (point 14) in the final SPG, recognising its strategic 
importance in the CAZ.
To address responses to the consultation, a clarification has been added in paragraph 
0.1.7 that whilst housing, social infrastructure and community uses play an important 
role in the character and function of the Zone as a vibrant mixed use area, they are not 
‘strategic functions’ of the CAZ as defined in Table 1. 

SECTION 1 – PROMOTING THE CAZ AS A COMPETITIVE BUSINESS LOCATION
Section 1.2 of the final SPG has been updated to reflect the Mayor’s position on office 
to residential permitted development following the Government announcement in 
October 2015 that the rights would be made permanent and that those areas currently 
benefiting from exemptions would have until May 2019 to introduce Article 4 Directions 
to remove the rights.
Several representations were received on Table 1.1 of the SPG which sets out Guidance 
on balancing the priorities attached to housing relative to offices and other strategic 
functions in the CAZ and the north of the Isle of Dogs. The majority of these were 
supportive and most respondents considered that the right balance had been struck. 
In response to specific representations, Table 1.1 has been updated to include Covent 
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Garden and the commercial parts of Marylebone and Fitzrovia in Category B, where 
offices and other strategic CAZ functions should be given greater weight relative to new 
residential development. Reference to areas of wholly residential streets has been added 
to Category C, where offices and other strategic CAZ functions should be given equal 
weight relative to new residential development. 
A number of representations were received on the criteria to be considered when 
drafting local policies and considering planning applications that involve the loss of 
office floorspace in CAZ and/or change of use to residential (paragraph 1.3.10). The 
majority of respondents considered that the criteria struck the right balance or should 
be tighter to include whether redevelopment and re-provision of office space would 
be viable. One respondent considered that the bar had been set too high and that it 
could frustrate the delivery of housing in CAZ. On balance it is considered that the 
right balance has been struck. The final SPG includes an additional criteria: ‘whether 
redevelopment and re-provision of office space would be viable’ and clarification in 
paragraph 1.3.12 that on sites where the loss of office use is considered acceptable 
having been justified against the criteria in paragraph 1.3.10 that the proposed mix of 
uses should prioritise inclusion of any other relevant CAZ strategic functions ahead of 
residential use or other non-strategic functions.
Some consultation responses sought clarity on assessing viability in Figure 1.1 Viability 
and Marketing Evidence. With regard to viability evidence, Figure 1.1 has been amended 
to state that generally an ‘existing use plus’ basis is the most appropriate approach to 
the valuation of the building for planning purposes. However other approaches may 
sometimes be justified in light of local circumstances. This amendment has been made 
to ensure consistency with the Housing SPG.
With regard to the mixed use policy threshold respondents considered that the 
suggested default threshold of 200 sq.m (paragraph 1.4.9 in the draft SPG) was too low 
and that a higher default threshold of 500 sq.m would be more robust and more likely 
to ensure that office developments within the CAZ remain viable whilst also delivering a 
contribution towards housing delivery where feasible. Having reviewed the responses, 
the final SPG has been amended (paragraph 1.4.7) so that the default threshold for CAZ 
in Policy 4.3Aa (in the absence of a local mixed use policy threshold) is 500 sqm (gross 
internal area) or 30 per cent of existing office floorspace – whichever is the greater. This 
is to ensure that there is a strong incentive for new office development and renewal, 
particularly where the marginal change in office floorspace is modest. 
Some consultation responses raised concern that the small offices guidance did not 
go far enough to offer protection for small office space in CAZ including affordable 
space. Guidance in the final SPG has been amended (paragraph 1.5.4) to confirm that 
London Plan policy 4.3Bc does not apply to the whole of CAZ in respect of protection 
for small office buildings. However, this does not prevent boroughs from identifying 
geographically specific areas where small offices should be afforded greater protection 
where justified by robust local evidence as indicated in Policy 4.3Bc. With regard to 
the affordability of space, clarification has been added in paragraph 1.5.6 that there is 
evidence of significant cost increases in parts of the CAZ which is forcing affordable 
space towards the CAZ fringe and beyond.
In response to representations from the Cross River Partnership and several of the 
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central London Business Improvement Districts (BIDs), section 1.7 has been updated 
including:
• Reference to the capacity of BIDs to innovate, enhance and improve their local area 

drawing on the Future of London and Rocket Science research for the GLA/London 
Enterprise Panel (paragraph 1.7.1)

• Reference to stimulating investment and improvements, citing the example of the 
Lowline project being promoted in Lambeth/Southwark

• Adding newly established BIDs to Figure 1.4 at Euston Town and Marble Arch.
Representations on the co-ordination of industrial capacity to meet the needs of CAZ 
included a request to recognise the potential of industrial premises to meet demand for 
hybrid space (referred to in paragraph 1.6.3) from modern users and this has been added 
to paragraph 1.8.5(d) in the final SPG. Concerns were raised with regard to the need to 
protect existing industrial space including space for sui generis builders merchants. 
Current London Plan policy 4.4 promotes the management of industrial space to meet 
the needs of industrial and related uses and to release surplus space to contribute to 
strategic and local objectives including delivery of housing. Paragraph 1.8.5 is cast 
widely in the context of London Plan policy 4.4 whilst allowing flexibility in paragraph 
1.8.5(e) where the industrial/related activity could potentially take place as part of higher 
intensity redevelopment providing functional efficiency, employment growth and new 
housing. Finally, paragraph 1.8.3 has been updated to reflect the final outputs from GLA 
research on London’s Industrial Land Supply and Economy Study published in March 
2016.

SECTION 2 – MANAGING THE ATTRACTIONS OF THE CAZ AS A GLOBAL RETAIL, CULTURAL 
AND VISITOR DESTINATION

Further detail has been provided on the strategic clusters of cultural, entertainment 
and visitor attractions with references to Leicester Square, Oxford Street, Regent 
Street, Bond Street and the Palaces and Parks, including Buckingham Palace, Green Park, 
Parliament Square, Hyde Park, and Kensington Palace and Gardens (paragraph 2.2.4).
Guidance in Section 2 (Culture) on supporting live music venues in the CAZ has also 
been strengthened by adding reference to working with local communities to consider 
the designation of Assets of Community Value; and the use of targeted Article 4 
Directions, where appropriate and robustly justified (Paragraph 2.2.10).
A number of consultation respondents sought a clearer distinction between the evening 
and night time economy as both have a different profile of user and scope of potential 
impact on the CAZ and surrounding uses. Accordingly a new para has been inserted at 
2.2.16 which recognises that there may be a distinction between ‘evening’ and ‘night 
time’ uses which may necessitate tailored management, depending on the particular 
circumstances and local context. Text is also added which promotes the integration of 
licensing and planning approaches. 
To address concerns about the affordability of workspace suitable for creative 
industries, paragraph 2.2.20 has been amended to state that in justified circumstances, 
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new SME1 work space (and where necessary affordable SME workspace) can be secured 
on large mixed use developments and that where appropriate, these should be secured 
through Section 106 agreements, taking into account viability. Reference to securing 
workspaces suitable for creative industries has been replaced with a more general 
reference to SME workspaces. This reflects representations made about the practical 
difficulties in safeguarding workspace for particular businesses or sectors through the 
planning system.
A number of consultation responses expressed concern that the draft SPG was 
too restrictive with regard to hotel provision within the core parts CAZ that are not 
Opportunity Areas. Repetition of London Plan policy has been deleted from this section 
and this issue will be a matter for further consideration in the forthcoming full review of 
the London Plan. Some respondents also considered that further guidance should be 
provided to support business tourism. Paragraph 2.3.4 has been supplemented with the 
findings of research by GLA Economics which indicates that business tourism accounted 
for around 19% of visits and 26% of spend in 2010 and encourages boroughs to give 
consideration to addressing the requirements for business tourism in the CAZ.
With regard to retail development in the CAZ, the City of Westminster sought a clearer 
distinction between the West End International Centre (focussed on Oxford Street, 
Regent Street and Bond Street) and the wider West End Special Retail Policy Area which 
includes Covent Garden and Soho. In the final SPG this distinction has been made clearer 
(see paragraph 2.4.1 (1) and (3) and paragraph 2.4.7.
Whilst the impact of multi-channel retailing has had a positive impact for some retailers 
this is not universally the case for all centres and so paragraph 2.4.2 has been amended 
to reflect that there are both opportunities and challenges arising from changes in 
retailing.
In response to concerns that the approach set out in the draft SPG to focussing retail 
development in CAZ was too restrictive, paragraph 2.4.4 has been amended in the 
final SPG to allow greater flexibility for boroughs to define where large scale retail 
development in CAZ should be directed and supported.

SECTION 3 – ENHANCING THE DISTINCT ENVIRONMENT AND HERITAGE OF THE CAZ

In this section, several representations were received on the various maps and figures 
contained within it.  In response to these representations the following amendments 
have been made to the Figures as follows:
Figure 3.1 Heritage assets in CAZ (illustrative) has been updated to include London 
Squares in Lambeth and Southwark and the colour of the Conservation Areas amended 
to assist recognition of Listed Buildings and ancient monuments whilst recognising that 
the Figure is only intended to be a broad strategic representation of these assets.
Figure 3.2: Tall buildings in CAZ (completions 2008-2015 and development pipeline) – 
minor amendments to the scaling of the circles.
Figure 3.3  Indicative existing/emerging tall buildings clusters in CAZ has been amended to 
remove the City Northern Cluster (following a representation from the City of London) and the list of 

1 Small and medium sized enterprises
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development plan documents has been amended accordingly.

Representations also sought recognition that London’s heritage attracts business 
as well as tourists and benefits its economy and that it is important that the historic 
environment is invested in to maintain and enhance it. The consultation also indicated 
that heritage is an integral consideration in other topics covered in this SPG particularly: 
business clusters (section 1.6), culture, tourism and retail (section 2) and the public realm 
(section 3.5). The above considerations have been included in the final SPG in paragraph 
3.2.12.
Reference to assessing and planning for the cumulative impact of tall building 
developments has been added to paragraph 3.4.2 to support the implementation of 
London Plan policy 7.7.
To address points raised by respondents on the public realm section of the draft SPG, 
paragraph 3.5.5 in the final SPG recognises that high quality, well-managed public space 
has a consistent, significant and positive impact on the CAZ as a place to locate and do 
business and to attract and retain business and employees.
Regarding guidance on street design and management, Transport for London supplied 
updated text for paragraph 3.5.7 building on the Roads Task Force approach and this has 
been incorporated in the final SPG.
The Wildlife Trust raised a concern that the SPG should include a reference to addressing 
biodiversity and access to nature issues in policy 7.19 in the unique circumstances of 
CAZ – this has been included in the final SPG in paragraph 3.7.3 final bullet point.
Transport for London requested that reference be made to the Ultra Low Emission Zone 
(ULEZ) and this has been included in paragraph 3.8.2.

SECTION 4 – HOUSING IN CAZ 

In response to the representations received and in the context of matters arising from 
the Housing and Planning Bill, the Housing Section of the final CAZ SPG has been 
updated. Key changes include:
• Consolidating and streamlining draft guidance on the Table 1.1 criteria in order to 

reduce unnecessary duplication of guidance provided in Section 1 of the SPG.
• Amendments to ensure consistency with the Mayor’s Housing SPG, for example on 

residential density. 
• Given the uncertainty surrounding proposals in the Housing & Planning Bill, 

reference to the impact of these measures on overall and affordable housing delivery 
and the achievement of mixed and balanced communities has been removed. This 
follows the approach taken in the Housing SPG and reflects representations made by 
boroughs.

• A new cross-reference to the Housing SPG which recognises that higher density 
residential and mixed use development may be particularly suitable to smaller 
households and encourages boroughs to consider applying unit mix policies flexibly 
to higher density mixed use schemes in accessible locations (paragraph 4.5.2).

• Confirmation that where short term lettings are undertaken on a permanent 
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basis this would result in housing loss and would necessitate enforcement action 
(paragraph 4.10.1).

• Minor changes to streamline guidance on social infrastructure provision and empty/ 
partially occupied homes.

Representations were received on matters relating to student accommodation including 
the University College London objecting to a policy principle that focuses future student 
accommodation delivery away from the main Bloomsbury Campus stating that this 
could impact on UCL’s ability to provide sufficient accommodation in close proximity to 
academic and research facilities, which would undermine their offer to attract the best 
students. However SPG cannot set new policy, it can only supplement existing London 
Plan policy. It should be recognised that the Further Alterations to the London Plan 
(FALP) introduced a new policy encouraging a more dispersed distribution of student 
housing provision, which was subject to an Examination in Public (EiP) and is therefore 
reflected in the advice provided in the CAZ SPG. The issues raised by UCL are therefore 
matters for further consideration in the full review of the London Plan.

SECTION 5 – TRANSPORT, MOVEMENT AND INFRASTRUCTURE

Transport section 5 has been updated with inputs from Transport for London including:
• Highlighting that walking is a significant part of connectivity in the CAZ as it is the 

most sustainable way to distribute commuters from transport interchanges: all 
trips to the CAZ will involve a pedestrian stage at some point, and around 90 per 
cent of trips under 1 mile originating in the CAZ are conducted on foot. Cycling is 
also essential to this mix of modes if the CAZ is to accommodate further significant 
growth (paragraph 5.1.2).

• Making stronger references to Crossrail 2 in paragraphs 5.2.3 and 5.2.4.
• Amendments to the representation of the Bakerloo Line Extension in Figure 5.1 to 

reflect Transport for London’s preferred option (Old Kent Road). 
• Adding new text on Victoria Coach Station stating that it is over 80 years old and 

since it was first used as a site for coach travel, the number of customers and the 
nature of the industry has changed dramatically. Over 14 million people currently use 
the station each year and TfL is considering how it can best meet their needs (see 
final SPG paragraph 5.2.16). 

In response to other representations a number of edits have been made to Section 5 
including the taxi and private hire text (paragraphs 5.2.11 - 5.2.12) to aid clarity and 
strike a balance between the useful function that these services provide and the impact 
on congestion, air quality and use of more space efficient modes of transport.
A number of responses were received in relation to piers along the River Thames and 
crossings.  Text has been added in paragraph 5.2.19 to refer to Blackfriars Pier being 
moved as part of development of Thames Tideway Tunnel. Figure 5.2 has been amended 
to show existing piers as well as potential new/improved piers within the central London 
area. With regard to river crossings, Silvertown Tunnel and the Rotherhithe to Canary 
Wharf crossing have been added to paragraph 5.2.21 (final bullet) and clarification that 
when maximising the benefits of river crossings account should also be taken of impacts 



Centr al aCtivities Zone sPG Consultation summary rePort

on the streetscape, environment and activities that occur on the river.
Some respondents sought clarification of the development and transport impact 
mitigation through s106 and the Community Infrastructure Levy (CIL) in paragraph 5.3.2 
and Figure 5.5 in the draft SPG. For clarity, Figure 5.5 in the draft SPG has been deleted 
and paragraph 5.3.2 amended to state that the Mayor and Transport for London (TfL) will 
work with local authorities to ensure that the necessary transport improvements and 
benefits can be derived from planning obligations and CIL.
Minor amendments have been made in the final SPG with regard to freight delivery, 
loading and servicing in the CAZ with text added referring to the potential for 
consolidation of servicing for large buildings with multiple occupiers (paragraph 5.5.15) 
and encouraging out-of-hours freight through timed, or flexible (shared) loading bays 
(paragraph 5.5.16, final bullet).
In response to issues raised in the consultation with regard to digital connectivity, 
paragraph 5.7.2 has been amended to clarify that land/property owners (as well as 
developers) should be encouraged to consider communal access arrangements to 
connectivity infrastructure to allow for maintenance and upgrades as part of proposals, 
particularly in supporting Central London Forward’s emerging work on standardised 
wayleave access agreements. Also additional text has been inserted to flag up issues to 
overcome in delivering improved connectivity, including the need for new transmitting 
equipment on street furniture, the potential impact on heritage assets and sub-pavement 
cable congestion.

SECTION 6 – CAZ GEOGRAPHY
Some respondents, including the City of Westminster and Westminster Property 
Association, considered that Figure 6.2 in the draft SPG, which illustrated clustering 
of employment by standard industrial categorisations, gave a misleading picture with 
regard to the clustering of business services employment in the West End in particular. 
Whilst Figure 6.2 in the draft SPG was produced using a standard clustering technique it 
is recognised that the map could lead to misunderstanding and to address the concerns 
the Figure has been deleted from the final SPG. Reference to clusters of evening and 
night time economic activities has also been added in paragraph 6.2.4.
In the Opportunity Area section the homes targets for some Opportunity Areas have 
been updated to reflect emerging work on Opportunity Area Planning Frameworks (see 
Figure 6.2) including:
• Isle of Dogs 30,000 homes (previously 10,000) 
• Old Kent Road 20,000 homes (previously 2,500) 
• Canada Water 4,500 homes (previously 3,300) 

Figure 6.3 in the final SPG (status of CAZ related Opportunity Area Planning 
Frameworks) has also been updated to reflect changes since the publication of the 
consultation draft SPG.
With regards to the CAZ Fringe, text that was contained in the draft SPG (at paragraph 
6.6.3) has been deleted from the final SPG to avoid repetition of text in section 1.2. 
For similar reasons, paragraphs 6.6.4 and 6.6.5 in the draft SPG (which addressed 
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affordability of workspace) have been combined in 6.6.4 of the final SPG, whilst removing 
duplication with other parts of the SPG in Section 1.
Finally, in the section on relationships with the wider metropolitan area explicit 
reference has been made in the final SPG to connectivity and transport infrastructure 
improvements (including airports, rail, tube, road and potential new public transport 
infrastructure such as Crossrail 2) along with access to a regional labour market 
highlighting that they are all essential to sustain the unique scale and economic 
functions of the CAZ.

Appendix 1 - List of respondents to the consultation
Berkeley Group
City of London
City Property Association
Covent Garden Community Association
Cross River Partnership
Faculty of Public Health
Fitzrovia West Neighbourhood Forum
Heart of London Business Alliance
Historic England
InMidtown Business Improvement District
Knightsbridge Association
London Borough of Islington
London Borough of Lambeth
London Borough of Southwark
London Borough of Tower Hamlets
London Chamber of Commerce and Industry
London First
London Wildlife Trust
London Office Review Panel
Ramidus Consulting
Royal Borough of Kensington and Chelsea
South Bank Employers Group and South Bank BID
Team London Bridge
Transport for London
Travers Perkins
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University College London
Westminster, City of

Westminster Property Association


