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Dear Charlotte, 
 
Examination of Westminster City Plan 2019-2040 
 
1. Pimlico Neighbourhood Forum is pleased to be able to make a written representation to 

the 2020 Examination of the City Plan for Westminster City Council. 
 
Introduction 
 
2. The Forum was designated in 2015 and covers an area bounded by Vauxhall Bridge 

Road, Gillingham Street, the railway and the River Thames, excluding Churchill 
Gardens Estate, which has its own Forum (see map below). 

 
3. The Forum has developed its Vision for the area and consulted on its Draft 

Neighbourhood Plan (Reg 14 pre-submission draft) in July – October 2019 (see 
www.pimlicoforum.org). 

 
4. The whole of the Pimlico Neighbourhood Area lies within the CAZ (Central Activity 

Zone). However, Pimlico is principally a residential area with a central focus of activity 
around Warwick Way/Wilton Road which acts as the main commercial and shopping 
centre, supported by a number of secondary shopping parades mainly serving their 
local areas.  

 
5. The Pimlico Neighbourhood Area consists almost entirely of 4 Conservation Areas 

(Peabody Avenue, Pimlico, Lillington and Longmoore Gardens and Dolphin Square) 
with the few remaining areas located around the edge (primarily the Crown Estate and 
Tachbrook Estate on the E corner of our area and the Abbots Manors Estate in the NW 
corner).  

 



6. The area was principally developed over 1840-1860, with subsequent development 
(Peabody) in 1880, 1930s (Tachbrook Estate and Dolphin Square) and 1960s/1970s 
Lillington and Longmoore Gardens. Each of these major developments has a 
distinctive style and is almost entirely residential outside the Warwick Way/Wilton Road 
CAZ retail cluster., save for a few local shops  

 
7. It has a residential population of some 18,000 and a few substantial purpose built 

offices (two near Pimlico Station, one in Belgrave Road and one in Wilton Road over 
terraces of shops). There are numerous small hotels converted from mid Victorian 
houses, but otherwise little commercial use other than shops and small businesses 
serving the local community.  

 
 

 
 
Matter 3 (Spatial Priorities) and Matter 5 (Economy and Employment) 
 
8. Your questions 9 and 10 ask: 

Is the boundary of the Central Activities Zone appropriate and justified? 
Is the policy sufficiently clear in terms of the scale and nature of 
development across the different areas?  

 
9. Annex A sets out quotes from the most relevant Draft City Plan policies. 
 
10. The current City Plan provides for residential amenity with a specific Pimlico Strategic 

Policy (S10) which directs commercial development to the Core CAZ frontages and the 
3 town centres (local shopping parades) and severely limits new commercial uses 
within the rest of our area.  

 
11. This separation of functions helpfully protects residential amenity and provides 

considerable certainty to residents and developers. 



 
12. We are concerned that the dropping of S10, without further identification of specific 

residential areas whose continued residential use is prioritised, and the adoption of 
looser policies will risk inappropriate development in the residential area and create 
ambiguity for developers. The Plan as drafted is therefore not effective 

 
13. The Map of the CAZ shows a very curiously shaped western boundary, which is not 

evidently related to the functions of the areas it separates. For example: 
 

x The whole of Pimlico (and Churchill Gardens Forum area) is placed inside the CAZ; 
while  

 
x the whole of the nearby area of Belgravia (with the exception of Belgrave Square) 

has been placed outside the CAZ; however  
 

x both of these areas are almost entirely residential with shopping facilities largely 
meeting local demand and were developed at a similar date.  

 
14. Similarly, the Boundary N of Hyde Park excludes from the CAZ the residential areas of 

Bayswater/Hyde Park with the exception of the immediate neighbourhood of 
Paddington Station. The excluded area has many similarities of use and character with 
Pimlico. 

 
15. Blanket Policies apply to the whole of the CAZ and there is no distinction within the 

CAZ in the Draft City Plan between primarily residential areas and areas to have a 
much wider range of uses. In fact there is no specific policy in the Draft City Plan with 
the main effect of protecting the residential amenity of our area. Instead our area is 
seen as performing a much wider range of functions, subject only to  

 
x Balancing residential amenity with a wide range of functions (Policy 1); and 

 
x welcoming all town centre uses throughout the CAZ, provided only that there is no 

“significant harm to local character or residential amenity” (Policy 15). 
 
16. This protection is not adequate or precise enough. The main characteristic of Pimlico is 

that it is a “village”. No justification has been given for allowing harm (but not significant 
harm) to the village through change of use or new development. There is no 
recognition of the fact that most of Pimlico (except parts of the CAZ retail cluster in 
Wilton Road/Warwick Way) was designed as residential with only small local shopping 
parades. 

 
17. There is also no justification given for treating residential areas within the CAZ 

fundamentally differently from their immediate neighbouring areas outside the CAZ 
(and which perform almost identical functions).  

 
18. Policy 15H is also in conflict with the emerging London Plan as Policy SD4 of the 

emerging London Plan requires that: 
x The quality and character of predominantly residential neighbourhoods, where more 

local uses predominate, should be conserved and enhanced (Clause K). 
x Development Plans should develop locally sensitive policies to meet the 

requirements of the London Plan (Clause N2). 
 



19. Policy SD5 concerns development in the CAZ and, in particular, policy SD5D requires 
Boroughs to identify the predominantly residential parts of the CAZ in which offices and 
“other CAZ strategic functions” are not to be given greater weight than residential 
development.  

 
20. The draft City Plan does not do that in respect of our area.  

 
21. Policy SD5D also requires Boroughs to develop local policies for the predominantly 

residential areas in the CAZ. The draft City Plan does not do that in respect of our area.  
 

22. We suggest that a new policy that identified the Forum area (outside the CAZ retail 
cluster) as an area in which other town centre uses should be given less weight than 
residential development and in which residential amenity should not be subject to harm 
would remedy this problem and could bring the draft City Plan more into line with the 
London Plan. 

 
Matter 6 (Connections)  
 
23. The Forum considers that the riverside is an under used asset in our area and that it 

could play a bigger role in leisure for residents of our area. Our ambition is for 
enhanced amenity for residents, reflecting the need for local open and green space 
(exacerbated by the very large increases in population that we have seen recently), 
rather than creating a “destination”.  

 
24. The Riverwalk is currently safeguarded west of Vauxhall Bridge and in our view this 

needs to continue and be implemented as soon as possible with the aim of ensuring 
that it is completed when suitable development adjacent to the riverbank take place. 
This policy is currently ensured by saved UDP Chapter 11 POLICY RIV 9:  
x THE THAMES PATH: (A) For sites immediately adjacent to the River, without an 

existing riverside path, proposed developments will be required to include a public 
riverside path 

 
25. This is a very precise requirement stronger than the wording 32 B in the draft City Plan 

requires and there is therefore a risk of losing a potential important path from future 
developments or existing planning conditions in respect of existing development that 
will be required to provide a part of the Thames Path as and when the riverside path is 
extended (especially W of Pimlico Gardens). 

 
26. One of the CAZ strategic priorities in the draft London Plan is the use and enjoyment of 

the River Thames (para. 2.4.4), with clauses H and L in Policy SD4 reflecting this in the 
context of improved public access along the river. So as drafted, the draft City Plan is 
not effective. 

 
27. We suggest that Policy 32 B is changed to  

“Development along waterways or adjacent to waterbodies and within the Thames 
Policy Area must address their waterfront location in terms of public access and 
design. Water-related and waterfront enhancing uses will be encouraged and the loss 
of such existing uses resisted. Access for pedestrians and cyclists will be improved 
through enhancements to waterside towpaths and footpaths and the completion of 
continuous riverside routes.” 

 
 
Matter 8 (Design and Heritage) 



 
28. Policy 40 Westminster’s Heritage concerns us. Although there are policies specific to 

Conservation Areas in 40 K, L and M, these do not sufficiently tie in the precise 
research and analysis that exists within the 4 relevant Conservation Audits for our area. 
Saved UDP Chapter 10 Policy DES 9 D currently makes the importance and role of the 
CAAs explicit:  
x “Conservation area audits: The existence, character and contribution to the local 

scene of buildings or features of architectural, historical or topographical interest, 
recognised as such in supplementary planning guidance, such as conservation 
area audits, will be of relevance to the application of policies DES 4 to DES 7, and 
DES 10.”    

 
29. It is crucial in our view that there is an explicitly tie in to the CAAs on the face of the 

City Plan. Otherwise there is a risk of ad hoc judgements and a lack of consistency of 
approach as to how Policy 40 would operate in practice. 

 
30. Across Westminster there are 56 CAs covering approximately 85% of the area of the 

borough. Most development proposals will therefore be in a CA and the fact that there 
are 56 shows that there are differences in character and design all across Westminster. 
In Pimlico alone there are 4 CAs and they most certainly are distinct from one another. 
So the policy needs to make the more explicit link with the CAAs that assist developers 
in understanding the context for their applications.  

 
31. We suggest the following wording: 

 
“K. Development will preserve or enhance the character and appearance of 
conservation areas and protect their settings. Features that contribute positively to the 
significance of conservation areas will be retained and opportunities taken to enhance 
them and their settings, wherever possible. This should be informed by supplementary 
planning guidance provided in the existing Conservation Area Audits and any 
subsequent revisions.”  

 
This would ensure that Policy 40 is effective. 

 
32. This written representation has been agreed by the Pimlico Neighbourhood Forum 

Steering Group. 
 
Peter Ruback 
Chairman Pimlico Neighbourhood Forum 
  



Annex A 
Policy 1 (Westminster’s spatial strategy) 
  
A. Westminster will continue to grow, thrive  and inspire at the heart of London as a  World 
City by:  
1. Supporting intensification and  optimising densities in high quality new developments 
that showcase the best  of modern architecture and integrate  with their surroundings, to 
make the  most efficient use of land. 
….. 
4. Balancing the competing functions of the Central Activities Zone (CAZ) as a retail and 
leisure destination, visitor attraction, global office centre, and home to residential 
neighbourhoods.  
…….. 
6. Supporting town centres and high streets, including centres of international   
importance in the West End and Knightsbridge, to evolve as multifunctional commercial 
areas to shop, work, and socialise.  
…….. 
8. Securing enhancements to the natural environment and public realm, including 
supporting the delivery of a new North  Bank river front destination.  
……. 
B. Growth will be delivered through the: 
1.  intensification of the CAZ, West End,  and our town centre hierarchy;  
2. continued redevelopment within the Opportunity Areas of Paddington,  Victoria and 
Tottenham Court Road;  
…… 
5. realisation of the potential of our identified key development sites (see Appendix 1). 
 
Policy 15H (Town centres, high streets and the CAZ) 
 
…… 
 
H. Town centre uses will also be supported in principle throughout the CAZ, where they do 
not cause significant harm to local character or residential amenity. 
 


