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• Introductions from Westminster City Council officers and consultants (and 
opening statement, if desired).  

 
1. Welcome to Westminster. World city within a world city. These opening comments 

are intended to set the context for the City Council’s CIL proposals and, hopefully, 
explain the approach we have taken in a way that will illuminate the detailed 
discussion on detailed issues later. 
 

2. Every local authority considers it is unique. Westminster is more unique than most! 
There are four important points that set the context for the City Council’s CIL 
proposals and this examination. 

 

3. The first is that the 2,149 hectares at the heart of central London covered by the 
City of Westminster is one of the most intensively used places in the UK. If you 
discount the 40% or so of our area that is green space, the remaining 1,323 hectares 
accommodate: 
• the nation’s government and central administration; 
• homes for 112,360 households comprising a resident population of around 

230,000 who live in diverse neighbourhoods ranging from wards like 
Church Street, the 10th most deprived in London to Knightsbridge, the 
548th (out of 630). 

• the largest concentration of employment of any London borough and the 
biggest centre of comparison retailing in the country (Oxford Street west 
of Oxford Circus has roughly the same amount of retail floorspace as the 
city regions of both Birmingham and Manchester); 

• nine of London’s top thirty visitor attractions and more hotel rooms than 
Camden and Kensington and Chelsea combined, including over eighty 
percent of London’s luxury class accommodation. 

• the largest night-time economy cluster in the UK. 
 

4. It is home to over 50,000 businesses with a workforce filling over 700,000 jobs, of 
which over 540,000 are filled by people travelling in and out of the City every day, 
many using the four National Rail termini, the 32 Underground stations on ten lines 
and four river piers in the borough. Many of the 12,819 light goods vehicles and 
4,861 heavy goods vehicles entering the central congestion charging zone every 
weekday have essential business in Westminster and use its 350 kilometres of 
carriageway.  The West End alone attracts 200 million visitors each year. On a 
Saturday Oxford Circus Underground Station alone is used by enough people to fill 
Wembley Stadium more than three times over and every Saturday night Leicester 
Square by itself attracts over 225,000 visitors. It is home to the Palace of 
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Westminster/Westminster Abbey World Heritage Site and over 11,000 other listed 
buildings (more than any other local authority in the country), 21 registered historic 
parks and gardens, two scheduled monuments and five areas of archaeological 
priority. 
 

5. It is, therefore, a very intensively used piece of real estate.  
 

6. The second important point is that this intensity is set to increase: by 2030 
• There are likely to be around 15,550 more households. This will increase 

the need for new homes of all kinds – and given the ageing of the 
population, more housing suitable for older people in particular. This 
additional demand is already being seen in the increase in the strategic 
housing target being set for Westminster by the Mayor, from the 770 
homes per year for 2011-21 in the London Plan in 2011 to the 1,068 for 
2015-25 per year in the most recent set of alterations. 

• There will be something like 70,000 more jobs. The growth areas will be 
professional/real estate/scientific and technical, 
information/communication - and accommodation/food service activities. 
There may be a modest increase in two quite small sectors: finance; and 
arts, entertainment and recreation. There will be a need for more offices 
and other workspaces meeting increasingly diverse business needs, more 
shops, hotels and restaurants. 

• There will be more demand on the transport network – TfL project 2.4 
million more trips Londonwide by 2030 compared with 2013. Westminster 
will handle a large proportion of these – demand for rail travel into central 
London is likely to increase by 36 per cent over the same period. 
Congestion is likely to grow – with 5.3 people per square metre on the 
central section of the Victoria Line. By 2020, levels of crowding on rail-
based public transport – national rail and underground – is expected to 
return to that seen before Crossrail, the Underground Upgrade 
Programme and Thameslink. This will knock onto additional demands on 
stations and the areas around them. 

 
7. The City Council has published “City for All” – a three year plan of action to help 

deliver its vision that Westminster should be an unrivalled city of choice and 
aspiration where the connections amongst residents, businesses and visitors get 
stronger as everyone plays their part in, and benefits from, the city’s continued 
success. The document recognises that achieving these aims means supporting 
growth, managing its challenges, and harnessing its benefits for all – particularly the 
most disadvantaged. 
 

8. And this takes us to the third important issue which is the importance of physical 
infrastructure. Abercrombie talked about London the Machine – transport, public 
utilities and what we call today social infrastructure – schools, hospitals, community 
facilities. Today we would add things like broadband access to the list. As he said, 
these are collectively the prime determinants of the city’s structure. The challenges 
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of growth, of maintaining environmental quality and addressing a changing climate 
and the changing needs and demands of a changing community will make new 
demands of the city as machine. The 30 per cent increase in rail capacity being 
implemented between 2011-2019 has enabled central London to grow and the 
limits of this are already in sight. Development in parts of Westminster is already 
constrained by inadequate electricity distribution. Development around here (in 
Victoria) was held up by substation capacity issues.  As we will hear in more detail 
later, in our Infrastructure Plan, we have identified 189 infrastructure projects 
together worth £2.6 billion required to support growth between 2012-2031 (79 
public realm projects, 31 transport, 15 for community services, 14 apiece in 
education and utilities, 9 parks and open spaces, 8 sport and leisure, 3 community 
safety). The proposals being examined will play a necessary, but by no means 
sufficient, part in addressing these needs. 
 

9. The fourth, and  final, important part of the background is that by the nature of 
Westminster’s local economy, delivery of these objectives depends on being able to 
continue to attract private sector investment in the built environment and urban 
realm. This means taking a balanced approach which takes account both of the 
need to ensure that new development makes an appropriate contribution to 
delivery of the infrastructure and other planning policy requirements essential if it is 
to be sustainable and of the need to ensure landowners and developers can make a 
competitive return so that development is viable and can go ahead. In considering 
this side of the equation is it important to bear in mind that infrastructure plays its 
part in this as it adds value itself as well as being a drain on development – 
Deloitte’s Crane Survey Winter 2014 rightly advised developers to focus on 
influencing the ways in which CIL money is spent as if they can secure funding for 
local transport and public realm improvements, for example, this could have a 
positive effect on values.   This balanced approach has underpinned our approach to 
CIL, in terms of the volume and nature of the viability evidence we have provided 
and the sense checking we have done against our own and others’ knowledge of 
development trends. 
 

10. This examination will explore the way we have addressed these four key aspects. 
We look forward to explaining our approach, and the evidence we have drawn on, 
in doing so. 
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